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Keystone-Kessler Neighborhood Plan

EXECUTIVE SUMMARY

The Keystone-Kessler Neighborhood Plan is a detailed analysis and plan for
the area bounded by Kessler Boulevard on the north, Keystone Avenue on the
east, Fall Creek Parkway and 38th Street on the south, and the Seaboard
Railroad on the west. The plan represents a cooperative effort between
the Division of Planning staff, representatives of the Keystone-Kessler
neighborhood and its businesses, and persons from various special interest
groups. These groups worked together to develop a strategy for future
growth and development of the neighborhood.

I. USE OF THE PLAN

The Keystone-Kessler Neighborhood Plan will provide a basis for both
public and private investment decisions. The plan will serve as a
primary basis in preparing staff comments in rezoning and variance
cases and for making decisions about capital improvements. The plan
will also be used to guide the allocation of community development
and/or other funds earmarked for the area.

Although the plan serves as a guide, actual implementation will
depend on joint public/private action and in some instances private
action alone.

The implementation strategies outlined in the plan stress a
continued long-term commitment to the neighborhood. 1In addition,
the plan does not merely outline what the City will be doing to aid
the Keystone-Kessler neighborhood, but what all involved groups will
need to do together in order to implement the plan. Long-term
commitment and effort from businesses, neighborhood residents and
private sector interests, as well as the City, are essential.

IT. SCOPE OF PLAN

The Keystone-Kessler Neighborhood Plan analyzes the key components
of the area and their interrelationships. Housing, transportation
and public safety, among other components, contribute to the
functionality and visibility of the neighborhood. 1In order to
properly plan for the future of the neighborhood, the interaction of
all major elements of the neighborhood must be taken into
consideration.

Five questions were used to define the scope of the plan. These
questions relate to the past, present and future of the neighbor-

hood:
1. How did the neighborhood develop and change?
2. What is the current physical status of the neighborhood?
3. What are the neighborhood's assets and liabilities?
4. What are the goals for the future of the neighborhood?
5. What actions can be taken to attain these goals?

These questions provided the framework for the plan's research and
recommendations,

Iv
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III.

Iv.

ASPECTS OF PLAN

The study is divided into:

1.

RESEARCH AND ANALYSIS -
This section forms the ba51s for the recommendations of the
plan.
—— Provided information on:
* History and development of the neighborhood
*¥ Existing Conditions
¥ Assets and Liabilities
-~ QOutlines:
* Goals and Objectives

PLAN RECOMMENDATIONS -
This section develops tools to guide neighborhood development.

-- Utilizes a set of overall neighborhood recommendations to
develop:

*¥ Land Use Plan
*¥ Zoning Plan

ACTION/PLAN IMPLEMENTATION -

This section outlines plan implementation by category, need and
priority.

MAJOR PLAN RECOMMENDATIONS

The following segments of the plan outline major nelghborhood
recommendations:

1.

Statement of Goals and Objectives
Goals are:

A. Commercial

Goal A
To increase the economic vitality of commercial areas by
working to provide adequate incentives and guides for
the maintenance and improvement of commercial
establishments. These incentives would assist as a
basis for capital investment by both the public and
private sectors,

Goal B
To work towards providing more establishments oriented
to neighborhood needs in those commercial areas which
traditionally have served the role.
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Residential

Goal: ‘
To maintain and enhance the housing stock in the
neighborhood, preventing further deterioration through
conservation and rehabilitation activities.

Transportation

i

Goal:
Provide a coherent pedestrian and vehicular transporta-
tion system which services the entire neighborhood.

Public Safety

Goal:
To develop a safe, secure neighborhood which fosters the
growth and development of all components of the
neighborhood.

Appearance

Goal:
To increase the level of involvement of businesses and
neighborhood residents in enhancing the physical aspects
of their neighborhood.

Parks and Recreations

Goal:
To better integrate parks and public facilities into the
overall neighborhood by upgrading existing park
facilities and increasing accessibility of
public/semi~public recreation areas for neighborhood
residents.

Public/Institutional (Schools)

Goal A
To maintain the level of education, both in public and
private schools, by stressing parent participation in
educational programs,

Goal B
To provide year-round youth involvement by developing
programs and providing open facilities, for summer
education and recreation.

Goal C
To secure a new use for School #91 which the neighbor-
hood can agree to, and benefit from. Short-term
.maintenance of building and long-term reuse should be
pursued.

VI
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I.

Industrial

Goal:
To enhance the quality of acceptable light industrial
uses which will not conflict with residential or
commercial aspects of the neighborhood.

Zoning

Goal:
To provide a coherent development of the area which
stresses proper zoning classifications to both assist
commercial growth, yet protect and maintain residential
aspects of the neighborhood.

Specific Recommendations/Actions

A,

NEIGHBORHOOD (General)

- Strongly support and encourage the formation of two
neighborhood groups in the area, which would function in
tandem on issues of common interest, yet would deal with
the unique issues of each portion of the total area.

Suggested areas of incorporation:

1. Area bounded by the Monon, Kessler, Keystone and
52nd Street ‘

2. Area bounded by the Monon, 52nd Street, Keystone/
Fall Creek, and 38th Street

- Make better use of CD funds in the CD-eligible target
area of the neighborhood (south of 52nd Street, Map 13).
Work to earmark recommendations set forth in this plan.

LAND USE PLAN

The land use plan for the Keystone-Kessler Plan is designed
as a detailed update of the Comprehensive Plan for Marion
County as it addresses this neighborhood. The land use plan
updates the Comprehensive Plan and recommends some
variations from it which address specific neighborhood-
level concerns,

The following major objectives are addressed by the plan:

1. Enhancement and unification of commercial uses along
Keystone Avenue, and the removal of inappropriate
residential and industrial uses.

2. Long-term removal of medium and heavy-industrial uses
along the former Monon railroad. The areas would then
be proposed for multi-family residential development
much more in keeping with the surrounding area.

VII
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3. Development of the vacant area of "Bacon Swamp" for

multi-family residential use. This use would provide
new residential development for the neighborhood. Care
should be taken to insure the natural amenities of the
area are not totally eradicated by this use, however.

4, Strengthening and delineating the commercial aspects of
East 46th Street, stressing a strong "boundary" for
commercial uses from surrounding residential uses.

5. Strengthening the light industrial uses in the
"triangle" bounded by the Norfolk and Southern railroad,
the alley north of 45th Street, Keystone Avenue and Clay
Street. Removal of residential uses, as well as some
commercial uses, would be proposed.

6. A general land use policy provides stronger boundaries
between commercial and residential, as well as
commercial and industrial uses. The plan takes into
account the current mixed-use of the neighborhood and
attempts to provide a better interaction, yet strong
delineation of each use.

ZONING PLAN

The plan blends development objectives, land use plan, and
zoning into three interrelated segments of the overall
neighborhood plan scheme. The following are general
recommendations for zoning changes, based upon proposed land
use and development, and upon the desire to eliminate
present conflicts. The zoning plan is designed to
accomplish the following:

Goal: Match land use decisions with appropriate zoning
classifications.

1. Properly zone various properties whose use, although
appropriate, is not matched by an accompanying
appropriate zoning classification.

2. Downzone commercial uses to a lower classification to
better support the most appropriate range of uses.

3. Work to remove (long-term) inappropriate industrial uses
along the former Monon Railroad.

4, Upzone specific areas where current zoning is outdated
and inappropriate for the area.

VIII



PURPOSE

The Keystone-Kessler Neighborhood encompasses an area bounded by Kessler
Boulevard on the north, Keystone Avenue on the east, 38th Street and Fall
Creek Parkway on the south and the former Monon Railroad on the west. The
neighborhood exhibits the problems, and potentials, of a mid-city
neighborhood that has undergone rapid developmental and sociological
change since WWII.

Neighborhood planning is done to encourage the maintenance and enhancement
of a particular neighborhood. Physical deterioration of structures and
public improvements, social and economic change and a lack of neighborhood
leadership have created the need for a plan which can assist in developing
guidelines for the coordination of resources and definition of
neighborhood revitalization and development goals. Through planning, a
guide for the future growth of the neighborhood can assist in developing a
partnership between the city and neighborhood in accomplishing the
recommendations set forth.

Once the plan is officially adopted by the Metropolitan Development
Commission it can serve as the guide for implementation of public
improvement programs, private investments and neighborhood self-help
programs.

An important outcome of the plan hopefully will be the increased level of
neighborhood interest and involvement in their area. This interest can
result in an organized neighborhood association which can actively pursue
the improvements noted in the plans recommendations,

Neighborhood Planning and the Neighborhood Plan

Neighborhood planning is a catalyst for neighborhood activity, it draws
attention to the fact that people and governmental agencies are concerned

‘with the future of the community, and sets the stage for continuing

community-government relations.

The Division of Planning has a staff of neighborhood planners assigned to
work with the neighborhoods of Indianapolis. These planners bring to the
City administration the concerns and perspectives of the neighborhoods;
they are responsible for informing residents about public actions under
consideration in their neighborhoods; they give information to the
residents about how and where to affect those decisions. Planners offer
technical assistance to the neighborhoods and can also help to coordinate
activities of various public and private agencies within the neighborhood.

The neighborhood planner's prime responsibility is to work with neighbor-
hood residents, organizations and business people in the preparation of
neighborhood plans for selected areas.

1) A neighborhood plan is a refinement of existing plans (Comprehensive
Plan, Thoroughfare Plan) which affect the neighborhood but not a
replacement of the countywide concerns reflected in them,

2) A neighborhood plan works with the existing neighborhood conditions to
maintain the positive and eliminate the negative aspects.



3) A neighborhood plan balances the desires of citizens with the
feasibility for implementation of those desires.

4) A neighborhood plan is a tool to guide future neighborhood
improvements. Although the plan itself does not order action, it
outlines the necessary steps to bring about implementation.

5) A neighborhood plan is based on a schedule of recommendations that
will improve the quality of the community.

6) A neighborhood plan is a technical document which portrays useful data
and information for a neighborhood, planners, city agencies, and other
interested individuals.

7) A neighborhood plan is the product of a planning process utilizing the
assistance of the neighborhood. The process enables professional
planners to develop alternative planning strategies based on sound
planning concepts for the utilization of land use and the provision of
services. ‘

The product of neighborhood planning then is a final report‘document
which reflects the steps required for long-~term improvement.

THE PROCESS

The staff of the Division of Planning, Department of Metropolitan
Development and representatives of the Keystone-Kessler Neighborhood have
worked together in preparing this document. The process followed in
developing the plan is:

Preparation of data inventory

Identification of existing conditions, assets, and liabilities
Establishment of goals

Preparation of Planning recommendations

Review and updating of recommendations

Final preparation of plan and review by agencies and groups
involved

7. Adoption by the Metropolitan Development Commission

NN WN
. . L]

IMPLEMENTATION

The implementation of recommendations as contained in the plan will
require the cooperation of many agencies both public and private. The
plan does not necessarily reflect funding capabilities of the City of
Indianapolis or other governmental or private agencies and does not imply
the projects will be completed within the time frame indicated. The
recommendations address the neighborhood's needs and aspirations within
the context of the policies and resources of the community as a whole.

The recommendations included in this neighborhood plan will serve as a
reference for public agencies in preparation of their capital improvement
budgets. Private individuals and businesses will be able to use this plan
to evaluate and direct investment in the neighborhood. Likewise, the
neighborhood itself will be able to measure and channel proposed
improvements.



HISTORICAL SUMMARY OF THE KEYSTONE-KESSLER NEIGHRORHOOD

Located approximately five miles northeast of Monument Cirele and east of
the former Monon Railroad right-of-way, the Keystone-Kesaler Neighborhood
draws its name from Kessler Boulevard, the northern boundary of the
district; and from Keystone Avenue, a major north-south thoroughfare and
commercial corrider which forms the eastern boundary of the district. The
Keystone-Kessler Neighborhood is most notable for its proximity to three
public works which have figured prominently in the history of
Indianapolis: Kessler Boulevard and Fall Creek Drive, baoth the work of
noted landecape architect and planner George Kessler; and the Indiana
State Fairgrounds. ({See Maps 1 and 2)

Born in 1862 in Frankenhausen, Germany, George Eesaler emigrated to the
United States at the age of three. He returned to Germany at the age of
sixteen to study landscape design at Weimar. After obtaining a background
in botany, forestry, and design, Kesaler returned to the 0.5, and settled
in Kansas City. Kessler attempted to blend his newly acquired technical
abilities with the prevailing American preference for scenic natural
forms. The result was a series of widely admired parks and boulevards,
incluoding the grounds of the 1904 Louisiana Purchase Exposition in St.
Louis,

Kessler was among the first American planners to recognize the importance
of the automobile in urban design. He realized that the narrow strests
and densely packed residentinl lots of older streetcar oriented
subdivisions were inadequate for either driving or parking. As an
alternative, Kessler advocated wide boulevards and broader lots capable of
incorporating drivevays and garages. The rapid growth of traffic
congestion in American cities recommended Keassler's ideas to city
officiala and developers who hired him for a number of projects around the
Midvwest. 1In Indianapolis, his ideas found expression in the sweep of
Kezsaler Boulevard, constructed im the 1920'a arsund what were then the far
northern sauburbs of Indianapolis, and in the development af Fall Creek
Drive. The latter, located above tha flood plaim on the west bank of Fall
Creek, left the creekside to the pedestrian while atill allowing the
motorist a commanding view of the creek and its surroundings. Lack of
funding kept Kessler's plan on paper until the 1930's when the need to
provide jobs in Depression ravaged Indianapolis led the federal Works
Progress Administration {(WPA)} to complete Kessler'as dream.

Anchoring the southern boundary of EKEeystone-Eessler is the Indiana State
Fairgrounds. Early Indiana State Fairs were held in warious locations
around the state., Indlanapolia, with its central location, was in most
cases the only lecale where the Fair made a profit. In 1860, it was
decided that a permanent site should be acquired in Indianapolias. The
State Board of Agriculture acquired thirty acrea of land on the City's
northaide in what is now known as Herron-Mortonm Place, The Board later
bought additional land and bulilt horse and cattle stalls. With the coming
of the Civil War in 1861 the fairgrounds were converted intoc B military
base named Camp Mortom (in honor of then Governor Oliver P, Mortom) and
used successively as a rendezvous for Indiana troops, a prison camp for
Confederate prisoners, and a U.5. Army hospital. During the war years,
fairs continued to be held in Indianapolis but not at the reguolar
fairgrounds. 1In 1868 the fair returned to Camp Morton where the buildings
had been repaired and rebuilt following their wartime use,
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The State Fair continued te be held at this location until 1892 when 1t
was moved to its present location north of, and adjacent to 3Bth Streer,
J.F. Alexander and Son, architects of Lafayette, Indiana, and Pearia,
I1linois, laid out the grouwnds and supervised construction of the first 72
buildings, the drives, walks, and a mile race track together with a
grandatand. The first coliseum erected st the new grounds was completed
in time for the Saengerfeat of July 17-19, 1908, The Coliseum had =a
capacity for 12,000 people. The present coliseum with a seating capacity
of 11,87% was built in 1939 as part of the Depression Era Works Progress
Administration (WPA) efforts to provide needed employment to the
unezployed.

The northern section of the neighborhood contains the last portions of
Bacon Swamp. The swamp is actually a large undeveloped marsh area south
of Chatard High School which consiasts of a large geologic sink hole
surrounded by peat swamps. The sink hole was first described by white
explorers as early as 1815-16 and is probably over a thousand years old.
Most of the peat moss has been mined out of the area sver the years and
the swamp has been partially filled. The swamp at one time extended as
far north as Kesaler Boulevard. The swamp gets its name from Hiras
Bacon's farm, Hiram Bacon was an early abolitifonist whose farm was
notable in local history as being one of the "stations" on the
"Underground Railroad", a secret string of safe houses used by
abolitionists to smuggle fugitive hlack slaves out of the southern slave
atates north into Canada. Bacon's job was to convey the fugitives on to
the (Quaker settlement of Westfield, in Hamilton County, which was the next
"station" north.

Another major public facility with a long history in the neighborhood is
the State School tor the Deaf. This inatitution can trace its origins
back to February 13, 1843 when an act was passed by the state legislature
levying a4 tax of two mills on every one hundred dollars for an asylum for
the deaf and dumb. The advocates of this act brought William Willard, a
teacher in the Ohlio Institute for the deaf and dumb here in the same year
to epen a private school. The first year he instructed sixteen pupils.

On Janwary 15, 1844, the state legislature established the institute for
the deaf and dumb. The institute first located in a large frame residence
on the southeast corner of Maryland and Illinois Streets, In 1846, A new
site was selected at the corner of Washington and State Streets and thirty
acres of land was purchased. The same year the school was moved to the
Kinder block, a three-story brick building on the south side of Washington
near Delaware Street. It remained there until the new state building,
ereacted at a cost of $30,000, was completed in 1850. The school remained
at this location until 1907 when it relocated to its current site north of
the State Fairgrounds. Its original campus has been expanded over the
Years a8 its services have inereased. i

East of the Deaf School is the major commercial corridor on the city's
northeast side - Keystone Avenue. This thoroughfare saw major development
in the post-World War II period. Proximity of upper and middle class
post-War auto-oriented suburbs on the northside of Indianapolis stimulated
the development of several auto related enterprises on Eeystone Avenue
including car dealeruhifs and early open-alr shopping centers, The Avenue
is an example of early "strip commercial" development in Indianapolis.



Residentially, Keystone-Kessler did not see significant development until
the first World War. Artificial barriers such as the Monon RR right-of-
way and the State Fairgrounds kept residential areas from expanding north
and east into the district. These barriers to residential development
were not overcome until the World War I housing crunch increased interest
in the area by developers seeking to address this need. Housing construc-
tion stalled with the coming of the Depression in 1929 but resumed at the
end of World War II due to the availability of low interest V.A.
mortgages. Apartment development began just prior to World War II with
the construction of the Marcy Court Apartments in 1939 just south of 46th
Street. ‘

Demographically, the area has experienced significant change since the
1950's. Examination of Census tract data for the years 1950, 60, 70, and
80 shows a significant change in the racial character of the area. This
demographic change is more pronounced in the southern portion of the
district, reflecting the movement of black households into the southern
portion of Keystone-Kessler from predominately black neighborhoods located
south and west of the district.



SIGNIFICANT FEATURES/FOCAL POINTS

In looking at the Keystone-Kessler Neighborhood, significant features or
structures provide "landmarks" which give the area a unique character.
The following features do act as focal points for the neighborhood:

(See Map 3) ‘

1. Kessler Boulevard - Acting as a northern boundary of the neighborhood,
the wide thoroughfare features fine homes and well-kept yards with
tall shade trees. Chatard High School punctuates this thoroughfare.

2, Chatard High School - A large Catholic High School in the far northern
portion of the neighborhood, Chatard provides a strong focal point to
the Kessler Avenue area, and northern suburban areas.

3. "Bacon Swamp" - The large tract of undeveloped land has a long history
both in the area and city itself (see "history"). Currently bordered
by residential and commercial uses, the area serves as a natural
landmark, and barrier, between residential uses and the Keystone
Avenue area.

4. Keystone Avenue - A major north-south arterial and commercial
corridor, Keystone Avenue provides a strong eastern boundary to the
neighborhood. Its many businesses and heavy commuter traffic makes
this the most visible portion of the neighborhood, although only its
eastern border.

5. Keystone Plaza - The large shopping plaza anchored by a Target
Department Store and Marsh Grocery Store occupies a multi-acre site
bounded by Keystone Avenue, 54th Street, 52nd Street and (extended)
Evanston Avenue.

6. Rosslau McClellan School #91 - The large public school sits on a half
block large site in the east-central portion of the neighborhood and
is the largest structure in the surrounding area. Its 1940-era design
is typical of public school architecture of the period.

7. Area of Apartment Complexes - 49th to 53rd Streets west of Rosslyn
Avenue. A series of recently constructed apartment complexes has
created an enclave of well=-built multi-family residences, acting as a
transition for the residential surroundings.

8. The former Monon Railroad - Historically a major Indiana rail line -
the railroad acted as a boundary for eastward growth., Currently, the
tracks provide a visual, as well as physical, western boundary to the
neighborhood and the Meridian-Kessler neighborhood to the west. The
jogs in 42nd, 46th, and 52nd Streets offer evidence of the change in
development on both sides of the railroad.

9. Arsenal Park - A large public park bounded by Haverford Avenue, 46th
Street, Indianola Avenue and 49th Street provides a large open green
space for the southern half of the neighborhood.



10.

11.

12.

13.

14,

15.

The Norfolk and Southern Railroad - angling northeastward through the
southern portions of the neighborhood, the rail line divides
residential areas from industrial and commercial uses, and form a
commercial/industrial "triangle" zone with Keystone Avenue and Fall
Creek Parkway.

The Indiana School for the Deaf - Situated in a campus-like setting in
the southwest portion of the neighborhood, the Deaf School features
several large buildings, the oldest of which dates to 1907. Its
expansive land and long history in the area give it a unique place in
the neighborhood's development (see "history").

Water Company Station at 42nd Street and Fall Creek Boulevard - The
1930's art-deco design of the Water company and its landscaping
provide a long-time visual landmark to the southern border of the
neighborhood.

The Indiana State Fairgrounds - With its Coliseum Street entrance on
38th Street, this public/semi-public use stretches from the former
Monon Railroad on the west to Fall Creek Parkway on the east and from
38th to 42nd Streets. Its large size, and the varied buildings act as
a southern anchor for the neighborhood.

Fall Creek Parkway and Fall Creek - Providing a southeastern border
for the neighborhood, both a major thoroughfare and natural feature
serve to define the neighborhood and provide some visual relief.

38th Street - The major east-west arterial for the mid-northside, this
thoroughfare acts as a southern boundary to the neighborhood and has
been the focus for the recent 38th Corridor Study by the Division of
Planning.
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Keystone Avenue; 2) Along the former Monon Railroad just
west of the 4500 and 4700 blocks of Carvel Avenue; 3) a
large area, again along the former Monon Railroad, west of
Carvel and Crestwood Avenues between the 5100 and 5400
blocks.

Open Space and Parks consist of four different types: 1)
City Parks; 2. Undeveloped land along Fall Creek; 3)
Undeveloped land owned by the State for the Deaf School; 4)
Undeveloped open land/vacant lots.

There are two City parks, Arsenal and the small Canterbury
parks. A large open area existing north of the State School
for the Deaf is owned by the State and used occasionally by
both the Deaf School and the State Fairgrounds. The area
historically known as "Bacon's Swamp" in the northern
portion of the neighborhood contains 86.08 acres consisting
of low land, ponds and undeveloped fields. Vacant lots are
concentrated in the neighborhood south of 46th Street and
appear to be an area where housing has been removed.

Residential uses vary widely in the neighborhood and
include: small single-family cottages, substantial
single-family homes, doubles and large apartment complexes.
In general, the southern one-third of the neighborhood
consists of smaller single-family and double homes on small
lots. These homes date from the 1920's - 1940's. The
northern portions of the neighborhood contain more
substantial single-family homes with a few doubles on
somewhat larger lots. These homes date from post World War
II.

An area between 44th and 53rd Streets west of Rosslyn Avenue
contains a concentration of apartment complexes. Most of
these are less than 20 years old. An exception is Marcy
Village, which pre-dates World War II.

Parking, in the form of surface lots, exists around the
commercial areas of the neighborhood. Concentration of
commercial parking can be found at the Keystone Plaza, along
46th Street and along Keystone Avenue south of 46th Street.
In addition, parking lots for church and school uses flank
these facilities, as do apartment parking lots. Finally,
large parking areas exist for the State Fairgrounds complex,

Numerous vacant buildings exist in portions of the
neighborhood. Vacant commercial buildings are concentrated
along 46th Street east of Kingsley Avenue to Keystone Avenue
and to a lesser degree on Keystone Avenue south of 46th
Street. Residential vacancies occur south of 52nd Street,
with their greatest concentration appearing to be between
44th and 46th Streets. Vacant buildings in this survey
refer to those structures which were not occupied and not
for sale or rent.
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Building Conditions

The neighborhood exhibits a wide range of building conditions,
due both to relative age and the variability of maintenance.
Approximately 84Z% are in sound condition, while 14.6% exhibit
minor deterioration and need only small repair. Approximately
1.3% of buildings in the neighborhood show major deterioration,
while only a very small number were sub-standard (less than
0.2%Z). Areas where deterioration is more concentrated appear to
be south of 52nd Street. In this area 24.7% of the houses
exhibit minor deterioration, as compared to 2.1% for those homes
north of 52nd. Areas of minor deterioration are most
concentrated between 42nd and 46th Streets. Areas of major
deterioration are scattered in areas south of 49th Street. A
small pocket of deterioration exists on 56th Street as it dead
ends west of Hillside Avenue. (See Map 6)

Transportation

A. Streets
The network of streets provide good intra-neighborhood
movement as well as fairly good east-west accessibility.

. The East-West primary arterials include:
a. Kessler Boulevard, east drive
b. 46th Street
c. Fall Creek Parkway
d. 38th Street

. The only north-south primary arterial is Keystone
Avenue on the eastern edge of the neighborhood.

. There is one secondary arterial serving the
neighborhood-~the East-West 52nd Street.

. There are numerous lower-volume residential streets
throughout the neighborhood.

. Bus and taxi service in the neighborhood are good, with
major bus routes on Fall Creek Parkway, Kessler
Boulevard, Keystone Avenue, 38th, 46th, and 52nd
Streets.

East-West traffic flow is somewhat hampered by a lack of through
streets north of 54th Street, due to the large undeveloped tract
of land (Bacon's Swamp) and the former Monon Railroad Line.
North-South traffic flow, save intra-neighborhood travel, is
confined only to Keystone Avenue, as no other route in the
neighborhood is continuous from 38th Street to Kessler
Boulevard. Four routes are continuous from 42nd Street north to
54th Street (Ralston, Kingsley, Norwaldo, Crittenden) and one
(Primrose) is continuous from 44th Street north to Kessler
Boulevard. The above mentioned streets are all residential in
nature and cannot carry large volumes of traffic. This lack of
north—-south arterials causes the area to be somewhat isolated,
and forces much traffic onto either Keystone Avenue or College
Avenue to the west of the neighborhood in the neighboring
Meridian-Kessler area. (See Map 7)
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B. Sidewalks and Curbs
Sidewalks existing in the neighborhood are generally in good
condition. There are many areas in the neighborhood,
however, which are not served by sidewalks. This problem is
most severe in the southern and central areas of the
neighborhood, where the higher density of people causes
large numbers of people, especially children, to walk on the
street in order to get to stores/parks. Major streets,
(46th, 52nd, 54th Streets and Keystone Avenue) are served,
for the most part, by sidewalks, however most residential
streets have either partial or no sidewalks. Curbs exist
only along major thoroughfares, and are generally in fair
condition, with those on 46th Street and Keystone Avenue
needing attention. (See Map 9)

C. Parking

Parking, to a large degree, exists as surface lots
surrounding major commercial facilities, apartment

complexes, and public uses, Off-street parking is usually
paved and in fairly good condition. On-street parking
occurs on most residential streets. Areas of concentrated

parking lots are: 1. The Keystone Plaza, 2. Apartment
complexes along 46th and 52nd Streets, 3. Keystone Avenue
and 46th Street in general. Problems regarding the
arrangement and amount of parking in certain areas, and the

problem caused by State Fair parking will be addressed later
in the plan,

Streetscape

In addition to land use, building conditions and traffic/
infrastructure conditions, the overall visual/aesthetic quality
of the neighborhood is important. Those who work, live in, or
travel through the neighborhood form an opinion of the area by
what they see and hear. The quality of the neighborhood is as
much perceptual as it is quantifiable.

Attractive views of residential areas exist along Kessler
Boulevard, Carvel Avenue and portions of 54th and 52nd
Streets. Many fine homes with large, well-kept yards add to
these views.

. Keystone Avenue (south of 56th Street), the ma jor
thoroughfare of the neighborhood, is a visual confusion of
wires, signs, poles and automobiles. This gateway to the
neighborhood suffers from inappropriate signage, some vacant
and deteriorating buildings, unsympathetic renovations and
poor landscaping/buffering of parking areas. In addition,
overhead wires create an additional visual clutter.

. 46th Street, similar to Keystone Avenue, though on a
neighborhood rather than commuter level, suffers from a lack
of coherence and direction. Eyesores such as deteriorating
or vacant buildings, unsympathetic renovations or
conversions of structures, overhead wires, unlandscaped
parking or commercial areas and poor signage contribute to a
neighborhood commercial street that conveys the image of
decline.
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5.

Traffic congestion and poorly designed intersections at
Keystone Avenue and: a. Kessler Boulevard, b. 54th Street,
c. 52nd Street, d. 46th Street, e. Fall Creek Parkway create
hazards to both pedestrians and vehicles.

Potentially pleasing views of the State Fair are hindered by
fencing which surrounds the entire site.

Fall Creek between 38th Street and Keystone Avenue is not
maintained, and the potential for a pleasing green vista
along the southern border of the area is lost,

The Indiana School for the Deaf presents a well-maintained,
visually pleasing campus along 42nd Street, containing some
historic structures within its grounds.

Residential areas north of 52nd Street are tree lined and
well-maintained, providing pleasant neighborhood views.

Residential areas south of 46th Street exhibit signs of
deterioration and deferred maintenance. Vacant houses and
lots are not properly cared for.

The area east of the Norfolk & Southern railroad to Keystone
Avenue is a patchwork of converted residential structures,
construction and warehouse offices and vacant commercial
buildings. Buildings in this area are in need of
renovation, as are the streets. ‘

The large open area of land (Bacon Swamp), presents a vast
area of green space visible from 54th and 56th Streets. The
potential for visual enhancement of the area exists via its
proper, coherent development.

Zoning

In assessing the current conditions of the neighborhood, the
application of zoning districts have an important impact on the

area.

Many times land use conflicts or disinvestments in homes

or businesses are the result of improper zoning. The following
is a brief overview of the current zoning districts in the
Keystone~-Kessler Neighborhood. (See Map 10)

Currently, there are 21 different zoning classifications within
the neighborhood; they are:

1.

2‘

Dwelling Districts:
b4, D5, D611, D7, D8

Commercial Districts: ‘

Cl-(office-Buffer District), C3-(Neighborhood Commercial
District), C4-(Community-Regional District), C5-(General
Commercial District), C7-(High Intensity Commercial
District).
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3. Special Use Districts:
SUl1-(Churches), SU2-(Schools), SU9- ("Mun1c1pa1"
City, County, State or Federal Government), SU18-(Light and
Power Substations), SU34-(Club Rooms, Fraternal Rooms,
Ballrooms, Public).

4, Industrial Districts:
I1U - Restricted Industrial Urban District
I2U0 - Light Industrial Urban district
I3U - Medium Industrial Urban District
I4U - Heavy Industrial Urban District
I1S Restricted Industrial Suburban District

5. Park Districts:
PK1 - (Park District One)
PK2 -~ (Park District Two)

(See Map 10 forrlocations)

High-Density residential districts are concentrated in two
areas. The D8 Districts exist on the western end of the
neighborhood between 49th and 54th Streets. ' The D7 Districts
exist on 52nd and 54th Streets just west of Keystone Avenue. A
large portion of Bacon Swamp is zoned D6II (the area is largely
undeveloped). Most residential development in the neighborhood
is zoned D5, with an "L" shaped area of D4 zoning extending
between the former Monon Railroad and Crestview Avenue from
Kessler Boulevard south to 54th Street. The district then
continues east across the neighborhood between 56th and 54th
Streets.

Commercial Districts are largely concentrated on Keystone Avenue
and 46th Street. The highest classifications of commercial, (C5
and C7) occurs between 49th and 54th Streets. Along 46th Street,
an area of C3 zoning flanks the street from Kingsley Avenue west
to Caroline Avenue. ‘ ‘

Smaller areas of Cl and C3 zoning districts exist on 42nd, 46th,
49th and 52nd Streets.

Special Use Districts are concentrated in three areas:

1. The Indiana State Fairgrounds Site (SU9)

2. The area directly north of the Indiana School for the
Deaf (SU2) and

3. The area surrounding Chatard High School, (west; SU1l
Christ the King Church; south, the Chatard High School
Football Field). Other smaller areas are scattered
throughout the neighborhood.

Industrial Districts are concentrated in two areas. Light
industrial districts are concentrated in a triangular area
bordered by Keystone Avenue on the east, the N&S Railroad on the
North & West and Fall Creek Parkway on the south, (I1S and I2U
districts). Medium and heavy Industrial Districts are found
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along the western boundary of the neighborhood near the former
Monon Railroad. An area of I3U zoning exists between 46th and
47th Streets along the railroad. A large area of I4U exists
between 52nd and 54th Streets from the former Monon Railroad east
to Crestview Avenue.

Park Districts - Areas of the PKl District exist at Arsenal and
Canterbury Parks. The PK2 District exists between Fall Creek
Boulevard and Fall Creek itself.

Current zoning classifications have caused some problems in the
neighborhood. Conflicts between land use and its zoning are
noted in four categories:

1. Special uses (churches and schools) zoned as single-family
residential. :

2, Apartments zoned as single-family residential.

3. Commercial uses zoned as single-family residential.

4, Concentrations of use variances from the current zoning in

industrial areas.

In the first three categories, more intense use has been made of
parcels of land without an accompanying alteration of the zoning.
In these categories, the use is long-term, reflecting an
evolution of the area from strictly single-family to a more mixed
zone. In the commercial category, the residentially-zoned land
along Keystone Avenue reflects the use of the thoroughfare 30
years ago. Presently, south of 56th Street, there are only three
residential units remaining - the rest is commercially

developed. These commercial uses are hindered by this now
inappropriate residential zoning.

In the two industrial areas of the neighborhood, numerous
variances have been granted for uses within the zones, oftentimes
several variances have been granted for one use alone. This
situation points to a conflict between current zoning and current
land use. Specific conflicts will be addressed under both the
assets/liabilities and recommendations sections of this report.
(See Map 11) '

Police Protection/Crime

Police patrols, originating from the police roll call site in
Broad Ripple Park, (Adam Sector) serve the neighborhood. Crime
is a concern of the residents, especially south of 46th Street.
Concern for crime in the area seems justified. The population of
the Keystone-Kessler Neighborhood is 1.35% of the Marion County
total, while the land area of the neighborhood is .5% of the
Marion County total, The percentage of crime in the area varies
from 1.8%7 to 3.3% of the Marion County totals for each category.
This fact shows that, proportionally, the neighborhood has a
somewhat higher incidence of crime than its population and land
area would indicate.. The following charts show the number of
crimes reported in the Keystone-Kessler neighborhood and Marion
County for 1980 and 1984,

22.
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Keystone-Kessler Crime Statistics

% of Change

% of % of 1980 - 1984
Crime 1980 Marion Co. 1984 Marion Co. 1In Neighborhood
All Crime 840 1.9% 844 2,3% + 477
Burglary 172 1.7% 255 2.7% +32.6%
Stolen Vehicles 75 2.07% 58 2.17% -22.7%
Robbery 45 2.2% 31 1.872 ~31.1%
Vehicle~Related :
Larcenies 233 2.5% 208 2.972 -10.7%
Vandalism 91 1.47 .70 1.57% -23.17%
Rapes 7 1.7% 6 1.6% -14.3%
Purse Grabs ‘ 5 1.8% 4 3.3% -20.07%
Marion County Crime Statistics
1980 1984 % Change
All Crime 44,007 36,720 -16.6
Burglary ‘ 10,097 9,312 - 7.2
Stolen Vehicles 3,743 2,735 -28.1
Robbery 2,051 1,722 -16.1
Vehicle Related 9,232 7,111 -23.0
Larcenies
Vandalism 6,717 4,633 -31.1
Rapes 396 374 - 5.6
Purse Grabs 277 120 -56.7

(These charts represent crimes reported to the IPD for which formal
reports were taken by an officer at the scene. The categories listed are
the "7 major crimes" identified by the FBI, and are reported nationally.)

Three important points must be made regarding the above figures:

1. Although the incidence of crime has dropped in Marion County by
21%Z, the Keystone-Kessler neighborhood has displayed a slight
increase of .47Z.

2. All categories of crime have decreased in Marion County compared
to 1980. 1In the Keystone-Kessler neighborhood, however, burglary
has increased an alarming 32.6% for the same comparison.

3. In six of the eight statistical categories, the incidence of a
particular crime in the neighborhood as a percentage of the
Marion County total has increased; in some cases almost doubling
its 1980 figure.

These three facts show that crime has increased in the area compared to
1980. Although the overall increase is very small, the fact that crime
county wide decreased by a large amount is some cause for concern. The
sharp increase in burglaries in the area is another unsettling statistic.
Finally, although most categories of crime did decline from 1980 to 1984,
the fact that the category percentage of Marion County totals increased
for Keystone-Kessler points to the fact that crime has become somewhat
more concentrated in the neighborhood.
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Fire/Rescue Service

The Keystone-Kessler Neighborhood is served by both fire and rescue
service from fire station #31 at 46th Street and Haverford Avenue.
Despite the rapid growth of this area, and the entire northeast side, only
one change has been made in the fire/rescue system in this area since
1950, the removal of a truck from fire station #32 at the time fire
station #31 was built for its location there. The 46th Street station,
(#31) was added in the 1950's and serves both as a rescue and fire
station., Fire station #31 is a single-truck facility with a service area
that ranges (north-south) from 71lst to 30th Streets. The nearest rescue
unit/station is located at 30th Street and Kenwood Street, while another
facility at 56th and Illinois Streets can assist as a "second-call" for
the neighborhood. With the large residential population, as well as the
over 300 businesses along Keystone Avenue, fire safety appears
thinly-spread in this area. Specifically regarding rescue service--if
station #31 receives a rescue call, there is no service protecting the
area closer than 30th Street and Kenwood Avenue. It appears that the Fire
Department needs to carefully evaluate service in this neighborhood and
area. A recommendation has been made to locate a new station somewhere
along 52nd Street near Indianola Avenue in the neighborhood. This
recommendation appears valid in light of the level of service question,
and should be pursued by the Fire Department and other appropriate
agencies. The conversion of fire station #31 to a rescue station/
ambulance service has also been recommended.
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EXISTING CONDITIONS
SUBAREA ANALYSIS

In order to better investigate the existing conditions of the entire
neighborhood, four subareas have been identified. FEach subarea exhibits a
different type and mixture of land use and conditions. Subarea analysis
aids in understanding how the entire neighborhood functions.

The four subareas are:

38th Street to 46th Street
46th Street to 52nd Street
52nd Street to 56th Street
. 56th Street to Kessler Boulevard (See Maps 4-6)

LN -

Subarea One (38th Street to 46th Street)

The subarea contains the most diverse collection of land uses and building
conditions in the neighborhood. The southern and southwestern sections of
the subarea contain the State Fairgrounds complex and the State School for
the Deaf. Both uses encompass a large land area containing several build-
ings. The Deaf School's campus is in good condition and well-maintained.
The Fairgrounds complex features dozens of structures, most in good
condition, although several stables and barns in the northeast sector of
the grounds exhibit deterioration. The residential area consists of small
workers cottages containing single-family and duplex units. Duplexes are
most numerous in this subarea and account for 14% of the total detached
residential units in the subarea. The housing is older, and shows signs

of deferred maintenance. The largest concentration of minor-deterioration
(36.4 Z of units), and major deterioration, (3.5% of units) occur in this
subarea. A high number, (4.0%7 or 33 vacancies) is also noted. The Marcy

Court apartments along 46th Street is the largest apartment complex in the
subarea, and is fairly well maintained. Commercial uses cluster along
46th Street east of Ralston, as well as all along Keystone Avenue. The
commercial uses on 46th Street are smaller, neighborhood oriented shops,
while the Keystone commercial uses serve commuters. Conditions of these
shops range from good to major deterioration; the 46th Street area

exhibiting the greater deterioration. A commercial/industrial/residential
mix is found in the eastern portion of the subarea east of the Norfolk &
Southern Railroad to Keystone Avenue. The structures are poorly located

for the services they provide. The mixture of homes, converted homes for
commercial use, warehouses and office commercial use is a poorly planned
situation. The streets in the area are in need of repair. Access is
available only from Keystone Avenue. Streets throughout the subarea
exhibit the need for resurfacing. Major thoroughfares (38th Street,
Keystone Avenue, 46th Street, Fall Creek Parkway) encircle the area.
Sidewalks are non-existent in most of the subarea. Sidewalks on 46th
Street need to be improved. Parking exists only as surface lots or
on-street parking--and is often haphazard and inadequate, specifically
along 46th Street. Landscaping is lacking or not maintained. Several
vacant lots in the residential area are unkept.

The population of the area is generally older (137 of the people are age
60 and over) and has the lowest income ($13,005.00) per household of the
neighborhood, (the neighborhood average is $17,364.00). The population is
587 White, 417 Black. The subarea has lost population over the past
twenty years (1409 people or 297 of the population have left since 1960),
yet still is a rather densely populated subarea with (2.20 people per
household).
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Subarea Two (46th Street North to 52nd Street)

This subarea is over 85% residential, and forms a "transitional zone"
between the smaller, older homes to the south and the larger, more
suburban homes to the north. The homes in the subarea, though still
smaller, are in better condition. (17.3% of the homes in the subarea
exhibit minor deterioration while 1.3% exhibit major deterioration.)
Homes in the subarea are also somewhat newer. Duplexes are fairly common
in the southern portion of the subarea and account for 5.2% of the total
detached residential units in the subarea. Vacant buildings, only 37
units or 2,.,87%, are less than in subarea one. Deteriorated housing units
are somewhat concentrated around Arsenal Park. Apartment complexes
concentrate in an area between 49th to 52nd Street east of Carvel. These
apartments are well maintained and somewhat isolated from the rest of the
subarea. Two prominent public/semi-public uses are found in this
subarea: Arsenal Park and School #91. Arsenal Park, located at 1400 East
46th Street, contains 13.01 acres and is classified as a "neighborhood
park." The following data on the park is taken from the 1981 City of
Indianapolis "Park Facilities Assessment Report".

OVERVIEW
Rating
The park possesses below average character with average facilities.

Description

It is surrounded by streets on all sides with residential neighborhoods
having small moderate priced homes. For the most part, there are no ma jor
deficiencies, however, an accumulation of several small things lessens the
appeal of the park.

DEFICIENCIES

1) The gravel parking area is roﬁgh along the edges and undefined.

2) Drainage in the play area is very poor. There are many pockets of wet
areas.

3) The basketball goals are bent and damaged.

4) Some of the players benches on both the softball and baseball fields
are damaged or missing altogether.

5) Site surface conditions are generally uneven and turf is below
average. :

RECOMMENDATIONS

We recommend the following improvements to upgrade this facility.
1) Redefine the edge of the gravel parking area by some type of material,

such as, railroad ties for example. Defining the edge of the parking
will provide a much cleaner appearance.
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2) Fill the low areas in the playground where drainage is poor. Then
incorporate sand or another type of soft surface material under and
around the play equipment.

3) Repair any damaged play equipment such as the basketball goals,
4) Repair and replace any players benches that are damaged or missing.

Currently, there are plans to improve the parking lot and repair/replace
basketball goals and play equipment.

School #91 is a large public grade school in the northeastern portion of
the subarea. The school currently houses pupils from School #70 (46th
Street and Central Avenue) while renovation of that facility is underway.
The school's future is in doubt. Several churches dot the subarea,
representing several faiths., The churches are well maintained, and
provide stability to the area. (See Map 8)

Similar to Subarea One, commercial uses are found along 46th Street and
Keystone Avenue in this subarea. In addition, 52nd Street near both the
former Monon Railroad and Keystone Avenue has several commercial uses.
The commercial uses on 46th Street were discussed in Subarea One.
Commercial use on Keystone Avenue is commuter-related, featuring auto
sales, fast food restaurants, and gas stations. Some deterioration and
vacancy problems exist in this area of Keystone south of (extended) 49th
Street. 52nd Street features three commercial areas: 1. a cluster of
offices, automotive uses at the former Monon Railroad, 2. a small
neighborhood "strip" between Ralston and Kingsley Avenues, and, 3. an area
of smaller-scale commercial uses between Evanston and Keystone Avenues.
The commercial uses are in good condition, however, those uses near the
Monon Railroad are inappropriate to the neighborhood. Streets are in
fairly good condition, with only a few in need of major repair or
resurfacing. Sidewalks are not provided in the area. The major
thoroughfares (46th, 52nd Streets, and portions of Keystone Avenue) are
served by sidewalks, although they are not in the best condition. Access
within the subarea is good, however, the lack of north-south through
streets makes travel through the area a problem. The "secluded" nature of
the subarea does help maintain the residential character of the area.
Landscaping, both commercial and residential, is inadequate. Buffering,
transitional yards and general green space is either not provided or
maintained.

The population of the subarea illustrates a transitional, integrated
neighborhood in terms of race and age. The population of the subarea is
somewhat older, (147 of the people are age 60 or above) than subarea One
and exhibits a higher income per household ($17,643.00) than Subarea One.
The population density of 2.22 persons per household show it the second
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most densely inhabited subarea of the neighborhood. The subarea is 36%
Black, a figure that has increased substantially since 1960. The area
population, however, remains stable. The area has both large elderly and
young populations, showing that new families have been locating in the
subarea. The subarea population has declined 122 people or 3.0% since
1960. Although a noticeable decline, it is far less pronounced than that
of Subarea One, exhibiting the least decline of any subarea.

Detailed Assessment of Housing Units
In Subareas One and Two

The portion of the Keystone-Kessler neighborhood south of 52nd Street
exhibits the greatest evidence of deterioration in the entire
neighborhood. This area is equivalent to Subareas One and Two of the
neighborhood plan. A recent study completed by the Indianapolis Division
of Planning entitled "Characteristics and Conditions of Central City
Housing" examines conditions in Center Township and 5 census tracts in
southern Washington Township north of 38th Street. One of the census
tracts examined in Washington township was tract 3225, (CT 3225) which
encompasses the two subareas noted above. Due to the more concentrated
nature of deterioration in this tract, it is appropriate to examine this
portion of the Keystone-Kessler Neighborhood in more detail.

According to the 1980 census, Subareas One and Two (census tract 3225)
contained 978 occupied housing units, 21.2% of the 4611 occupied housing
units in the entire neighborhood.

Thirty-nine percent of housing units in CT 3225 were owner—-occupied,
leaving 617 as rentals. This percentage of owner—-occupancy is 20% lower
than the Marion County average of 59.1%, and is about the same distance
behind the neighborhood average of 61%. This statistic is important, as
it clearly shows a very high percentage of rental units in the area. This
fact is also responsible for more than 51% of the CT being occupied five
years or less by the same family. The age of housing units are nearly the
same as that of the neighborhood total, about 40.0%, which is, however,
greater than the Marion County figure of 24.6%.

As is true of housing in older areas of the city in general, CT 3225
experienced a loss of housing units since 1970. Between 1970-1979, the
area lost 4% of its housing units. The trend continued from 1980-1983,
when the area lost between 1.0-2.97 of its housing units. Between
1970-1979, the neighborhood noted a 4% gain in housing units. Housing
loss, primarily through demolition, has not been offset by new
construction in CT 3225, The gain noted in neighborhood-wide housing
units occurred entirely in subareas north of CT 3225/Subareas one and two.

The vacancy rate in CT 3225 is low, less than 7.9%. This figure is almost
the same as the Marion County figure of 7.8%, but higher than the
neighborhood total of 4.4%. This demonstrates that although not critical
when compared to the county average, housing in this area is less
desirable than in other parts of the neighborhood.

Housing values in CT 3225 are less than average when compared to either
Marion County or the neighborhood in total.

CT 3225 Neighborhood Marion County
$20,001-$25,000 $30,800 $35,900
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Housing conditions in CT 3225 may be somewhat depressed due to a less than
average number of home improvement and mortgage loans.

Average for:

CT 3225 Marion County
% Home Improvement Loan 0 - 2.7% 2.7%
Z Mortgage Loan 0 - 1,62 2,7%

Home sales in CT 3225 were lengthy. CT 3225 homes were on the single
family market an average number of 91-120 days. The median sale price of
homes in CT 3225 is $20,001 - $30,000. This figure is in line with the
study area's average (Center Township and lower Washington Township) of
$25,900.

Based upon these findings, the following summary of this area (CT 3225)
was prepared for the housing study report.

"The lower Keystone-Kessler area contains low-density residential _
development. Most units are single-family; however, more than half the
neighborhood's units located in the Study Area are renter units. Housing
is relatively new, but deterioration of residential structures is

present. The vacancy rate is low and more than half of the housing units
were recently occupied. Home values and rents are higher than the Study
Area average, a factor that is true of all lower Washington Township. The
home values in Keystone-Kessler are lower than those in the rest of lower
Washington Township."

Subarea Three (52nd Street to 56th Street)

This subarea exhibits a mixture of both, 1. types of land use and, 2.
their densities. Whereas the subareas south of 52nd Street still have an
urban street and housing pattern, the subareas north typify suburban
areas. The development pattern of the area is disjointed, providing
little cohesiveness.

Single-family housing occupies the northwestern and south-central portions
of the subarea. The homes feature larger lot sizes and generally
post-date World War II. The conditions of these homes are very good, with
only 2.37 of the homes exhibiting minor deterioration, while only two
structures show major deterioration., North of 54th Street, the homes are
of masonry construction, as opposed to largely frame construction on homes
south of this area. - A series of recently constructed apartment complexes
occupy an area between Crestview and Rosslyn Avenues between 52nd and 54th
Avenues,

The apartments are well maintained. An area of commercial/industrial uses
exist along the former Monon Railroad north of 52nd Street. There is some
minor deterioration present in the light industrial use. This use appears
inappropriate, as the railroad rarely uses the trackage, and solid
residential uses surround the area.

Commercial uses are otherwise confined to the Keystone Avenue area.
Keystone Plaza, a large shopping center anchored by the Target and Marsh
chains, occupies a large tract of land between 52nd and 54th Streets. The
shopping area is commuter, not neighborhood, oriented and draws a large
amount of traffic to the area. Along both 52nd and 54th Streets,
commercial uses exist west of Keystone Avenue to Evanston Avenue. These
uses are offices or more neighborhood-scaled retail uses, generally in
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good condition. Between 54th & 56th Streets on Keystone Avenue, large
automobile dealerships occupy the western frontage. In the northern
portion of the subarea, a large tract of land between Ralston Avenue and
Keystone Avenue is undeveloped. The area is a remnant of "Bacon Swamp."
The area is low, and has several wetland areas. The land physically
divides the neighborhood, as no streets cross the area. The tract of land
has not fallen victim to dumping, and presents an excellent potential for
residential and recreational development.

Streets and sidewalks are in fairly good condition throughout the

subarea. Sidewalks are needed in several locations, as many of the
developments did not include them in their initial construction. The area
maintains its residential character largely due to its somewhat isolated
condition. Only three streets cross from Subarea Two to Four between 52nd
and 56th Streets (Crestview, Rosslyn and Primrose Avenue), and these are
residential, not arterial, thoroughfares.

Subareas three and four have been viewed together in terms of population
change, as both areas constitute a census tract. The population of this
subarea is somewhat younger, only 117 of the people are 60 years and
older, and exhibits a higher income per household, ($21,445,000) than
subareas one and two. The population density, (2.23 persons per
household, shows that it is the most densely inhabited subarea. The
subareas are 4.07%7 Black, the lowest percentage of the neighborhood. The
area population has declined by 773 people or 15.07 over the last 20
years). This decline is the second largest of the neighborhood subareas.

Subarea Four (56th Street to Kessler Boulevard)

This subarea contains the largest percentage, over 857, of residential
land use in the neighborhood. The subarea contains the newest housing in
the area--most dating from the post 1950 era. The housing is
overwhelmingly single-family, with only a few duplexes along and near
Kessler Boulevard. Only 2.07 of buildings exhibit minor deterioration,
while only one structure exhibits major deterioration. The housing is
more substantial than other subareas, and is largely of masonry
construction. Commercial uses are almost non-existent in the subaresa,
with only the intersections of: 1. 56th Street and Keystone Avenue, 2.
Kessler Boulevard and Keystone Avenue, and 3. 56th Street and Hillside
Avenue having any commercial developments. One large public/semi-public
use acts as an expansive focal point for the subarea--Chatard High School
and related Christ the King Church and school. These uses occupy a three
square block area fronting on Kessler Boulevard. Between Evanston and
Hillside Avenues south of 58th Street the northern portion of Bacon Swamp
is a large undeveloped open space. Along the western edge some
condominium construction is currently taking place. The subarea also
contains a small city park. Canterbury Park is classified as a
subneighborhood park. Information on this park is not provided in the
Parks Facilities Assessment Report, however, playground equipment has been
provided for the park, which functions as a "tot lot" for younger
children.

Streets within the subarea are in good condition, though most areas lack
sidewalks and curbs. Only two east/west through streets exists in the
subarea; Kessler Boulevard and 58th Street. Only Kessler Boulevard
continues west across the former Monon Railroad into the Meridian-Kessler
and Broad Ripple neighborhoods.

The subarea's socioeconomic conditions have already been cited in subarea
three.
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ASSETS/LIABILITIES/NEEDED IMPROVEMENTS

From the detailed Land Use and Building Conditions surveys, analysis of
existing site conditions and consultation with neighborhood representa-

tives,

the following list of neighborhood-wide assets/liabilities and

needed improvements has been developed. This listing reflects the
observations of staff, neighborhood residents and the planning committee.

A general listing of overall neighborhood assets/liabilties/needed
improvements will be followed by those for eight specific categories:

TOEEOO W

Commercial

Housing

Transportation

Public Safety
"Visual Quality"

Open Space

Public/Institutional
Industrial

NEIGHBORHOOD-WIDE FINDINGS:

Assets

Most housing stock is of good quality

Established and stable "neighborhood" areas

Commercial areas have high visibility and traffic

Well served by public transit

State Fairgrounds provide focus, activities for area

State Deaf School provides stable, well-maintained facility with
the potential for increased usage

Fire protection in neighborhood

Well-served by retail and service commercial sectors, which cater
to a wide variety of needs

Good mixture of housing types, (single-family, duplex,
apartments) which serve all aspects of the community

Keystone Avenue provides major link to other areas of the city
(in tandem with 38th Street and Fall Creek Parkway)

Tracts of undeveloped land are available for residential and
recreational development (specifically Bacon Swamp).

Active merchants association on Keystone Avenue functioning to
maintain and upgrade commercial and aesthetic aspects of the
corridor.

Liabilities

Deterioration of housing in the southern half of the neighborhood
Deterioration of neighborhood commercial facilities, as well as
certain commercial aspects of Keystone Avenue

Inappropriately planned or located industrial uses throughout
area

Lack of neighborhood unification/cohesiveness (no neighborhood
organization actively represents area)

State Fairgrounds facilities inaccessible for neighborhood use
Deaf School facilities inaccessible for neighborhood use

Land use and zoning inadequacies causing conflicts between
residential and commercial components of neighborhood
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Currently, the former Monon Railroad right-of-way is not
maintained well; weeds and loose gravel are problems.

Lack of any north-south arterial streets intra-neighborhood
causing segmentation/isolation of neighborhood

Residential conversions increasing in area:

a. from single-~-family owner to single-family rental
b. from single-family to multi-family
c. from residential to commercial use

Sidewalks and curbs are lacking throughout the neighborhood
Non-conforming structures (duplexes) throughout the residential
areas in the south.

The Norfolk and Southern Railroad right-of-way is not maintained
nor are many of the properties which abut it. Junk and high
weeds are both visual and health and safety hazards.

Traffic congestion and parking problems during major events at
the State Fairgrounds cause problems for the residential area
north of the fairgrounds,
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The following assets/liabilities and needed improvements are directed at
specific aspects of the neighborhood.

A‘

COMMERCIAL

Assets

Wide range of services/products available to area residents

Major modern shopping plazas located in and near the
neighborhood.

Conveniently located on major thoroughfares

Large surrounding service area population

Specialty and neighborhood shops serve special needs of residents
(46th Street and portions of 52nd Street)

Liabilities

Parking poorly arranged/provided in sections of neighborhood
(46th Street and portions of Keystone Avenue south of 46th
Street), ‘

Buildings in need of renovation (46th Street and portions of
Keystone Avenue south of 46th Street) ‘

a. Poor facade/storefront design

b. Poor structural maintenance

High number of vacant buildings on 46th Street and Keystone
Avenue south of 46th Street

Quality of neighborhood commercial stores declining

Overall visual image poor

a. Sign clutter (inappropriate, size, number, abandoned)
b. Overhead wires (Keystone Avenue)

c. Poor landscaping (specifically 46th St., and Keystone Ave.
Commercial uses in converted residential uses (46th Street)
Curbs and sidewalks are either not available or inadequate.
Neighborhood residents cannot easily walk from home to the
commercial areas. Once in the commercial areas, missing
sidewalks or those in poor condition hinder movement.

Adult entertainment center inappropriate for the surrounding
commercial, as well as residential area.

Needed Improvements

46th Street/Keystone Avenue south of 46th Street

Removal of certain vacant/deteriorating structures

Building renovation

a. Facade/exterior rehabilitation to enhance establishments
b. Upgrading of service--i.e., store interiors

Relocation of commercial uses from converted residential
structures into commercially designed buildings

Better definition (physical, aesthetic) and concentration of
business on 46th Street

Improve parking near commercial areas

Strong opposition of any further residential conversions for
commercial use

Removal of inappropriate commercial uses from the neighborhood
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Area-Wide

Better/increase landscaping for commercial areas
Separation/buffering of commercial areas from residential areas
Building/facade improvements

Better design/unification of parking areas for commercial use
(specifically along 46th Street and Keystone Avenue).
Construction of curbs and sidewalks to provide a coherent
pedestrian transportation system in the neighborhood, allowing
residents better accessibility to commercial and other public
facilities.

Firm enforcement of the sign ordinance and a review of current
standards for possible revision.

RESIDENTIAL

Assets

Good housing stock

Established neighborhood areas (quality housing, completely
developed neighborhood areas)

Various types of available housing

a. Single and two-family

b. Apartment buildings

Wide range of rental rates available

Services nearby

Mix of owner/renter homes

Liabilities

Some surrounding businesses declining
Some areas express a crime/security problem

Single~family residential units being converted into multi-family

or commercial units )

Poor home maintenance in some areas (south of 52nd Street)
Deteriorating housing concentrated south of 49th Street

Some areas of poor-quality housing

Industrial uses intruding into residential areas along former
Monon Railroad

Large number of properties south of 46th Street owned by the
State Fair board, often not properly maintained

Needed Improvements

Stop conversions, sub-divisions of housing into non-residential
uses

Provide a more visible police presence in areas where a problem
is noted

Separation of residential from commercial areas through
buffering/transitional yards

Rehabilitation of deteriorating housing, stabilizing of older
areas

Limitation and buffering of industrial uses from residential
areas

Divestment or maintenance of State Fair owned properties in
residential area south of 46th Street
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TRANSPORTATION

Assets

Area serviced by major thoroughfares

Access to other areas of the city provided by Keystone Avenue,
Fall Creek Parkway, 38th Street, Kessler Boulevard

Served by public transit

Commercial parking along Keystone Avenue accessible

Liabilities

Heavy traffic on Kessler Boulevard, 38th Street, Keystone Avenue,
Fall Creek Parkway, cause congestion - especially at rush hour
Major commuter access from downtown to northern suburbs along
southern and eastern boundaries

Traffic flow on major arterials hindered by too numerous curb
cuts (specifically 46th Street and Keystone Avenue)

46th Street parking for commercial uses poorly designed and
inadequate

Streets and alleys, especially south of 49th Street need
improvements

Sidewalks need improvement, especially along commercial routes
North-south traffic flow severely limited due to a lack of major
arterials. The neighborhood is served only by Keystone Avenue
and nearby College Avenue

Kessler Boulevard traffic is a problem for surrounding
residents. Excessive speeds by motorists as well as motorists
attempting to manuever around automobiles turning onto
intersecting streets are major complaints.

Subarea Four of the neighborhood is not adequately served by
metro service. Bus routes currently serve 52nd Street, Kessler
Boulevard and Keystone Avenue. Although bordered by bus routes,
a 96 square block area of the neighborhood is not currently
bisected by a bus route, causing bus patrons to walk several
blocks to tie in to the existing route systen.

New bus routes along Keystone Avenue appear to serve
park-and-ride and suburban users, not neighborhood areas. Bus
routes along Keystone Avenue only increase traffic congestion on
this already busy thoroughfare.

Snow removal on residential streets is poor, often creating a
problem for local residents to manuever in their area.

Speeding along Kessler Boulevard in school zone.

Needed Improvements

Sidewalk repair, installation

Street and alley maintenance where needed

Unified and/or improved parking for 46th Street commercial areas,
and portions of Keystone Avenue

Reduction in number of access points along Keystone Avenue and
46th/52nd/54th Streets to better facilitate traffic flow
Signalization, curb and other improvements on major thoroughfares
to improve traffic flow as well as quality of streets

Work to improve traffic pattern in neighborhood, specifically the
north-south flow
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A revision of the Metro routing system to serve the central and
northern portions of the neighborhood, as well as to redirect
some traffic off of Keystone Avenue,

Express the need for snow removal throughout the neighborhood,
not only on major thoroughfares.

Better lane markings and signage on Kessler Boulevard to denote
both speed and the narrowing of the road as it passes beneath the
former Monon Railroad Bridge. ‘

PUBLIC SAFETY

Assets

Neighborhood crime watch areas in place (See Map 12)

Fire station #31 serves neighborhood (also see liabilities)
New roll-call site proposed for 42nd Street and College Avenue
will increase police presence in surrounding area.

Liabilities

Area perceived to have a crime problem (south of 52nd Street)
Crime has shown an increase in the neighborhood in some
categories, based on crime statistics

Police response to, and coverage of, the area is perceived as
lacking ‘

Fire/rescue service thinly-spread throughout area

Lack of strong enforcement of fire safety codes in neighborhood
Property crimes in neighborhood show an alarming increase
Neighborhood residents and businessmen perceive the adult book-
store as a public safety hazard.

Needed Improvements

Expansion of Crime Watch areas in those sections of the
neighborhood lacking them, especially in the area south of 49th
Street (See Map 12)

Additional fire service in area appears badly needed

Encourage more police patrols through neighborhood, not on major
streets only ‘

"APPEARANCE" (Landscaping, Signage, Facades)

Assets

-—

Strong neighborhood-residential quality to streetscape
Areas available for landscaping

Liabilities

Signage

a. Abandoned signs

b. No unification of signage location or size

c. "Sign clutter"

Overhead wires detract from visual character of area

Public walkways are in poor condition and not maintained
Fences in front yards detract from area, are poorly maintained
Auto storage on streets, front yards

Vacant/deteriorating houses in area south of 49th Street

Poor coordination/improvements to commercial facades
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Needed Improvements
- Standardization of placement, size and number of signage in
commercial areas

C - Removal of overhead wires/service burial where feasible

- Facade/exterior rehabilitation to commercial uses following a set
of standards (46th Street/Keystone Avenue)

- Repair/removal of vacant houses, commercial units (see
"Housing"/"Commercial”

- Removal of inoperable automobiles from public R.0.W. and front
yards

- Concentrated paint-up-fix-up of housing areas south of 52nd
Street :

- Improvement to sidewalks

- Removal of front yard chain-link fences

- Landscaping/site improvements needed for State Fair, Deaf School,
Water Company properties

- Clean up and maintenance of City and State-owned property along
Fall Creek

- Major clean up and maintenance program for the former Monon
(Seaboard) and Norfolk and Southern Railroad rights-of-way and
adjacent land

- Improved maintenance and beautification of City parks

OPEN SPACE

Assets ‘
Large undeveloped area in northern portion of neighborhood provides
potential for development

Liability

Currently difficult to access, with some developmental problems
including:

a. Poor drainage, b. Lack of utilities, c¢. Some soil problems
Some problems with dumping in Bacon Swamp

Needed Improvements

Coherent development of the area to provide housing and recreation for
this section of the city in a way compatible with existing surrounding
development

Proper clean-up/monitoring of Bacon Swamp to lessen potential for
dumping

PUBLIC/INSTITUTIONAL

Assets

- Indiana State Fairgrounds (if proper improvements and
enhancements to facility are carried out)

- Indiana School for the Deaf

- Chatard High School

- Large number of established churches, many denominations

- Public schools, nursery schools in or near neighborhood

- Fire station #31 in neighborhood

- Arsenal and Canterbury Park

- Northern portion of neighborhood accessible to Broad Ripple Park
and Library

- Public library west of neighborhood (42nd and Broadway Streets)
is accessible to the western and southern portions of the area
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Liabilities

State Fairgrounds causes traffic congestion during major events
Renovation needed for facilities at State Fairgrounds

Large tracts of land (part of Indiana State School for the Deaf)
underutilized and inaccessible

School #91 (Rosslau McClellan) has been closed by IPS

Arsenal and Canterbury Park lack new playground equipment, need
more landscaping and routine maintenance :
Proposed State Fair master plan suggests some proposals which the
neighborhood feels would be detrimental, and as such is
unacceptable

Vandalism sited as a problem at both Canterbury and Arsenal Parks

Needed Improvements

Improve the facilities at Arsenal and Canterbury Parks, to
include:

a. Landscaping

b. New or repaired playground equipment

c. Picnic facilities (Arsenal)

d. Parking facilities (Arsenal)

e. More routine maintenance

Cooperation between the State Fairgrounds and the City to control
parking and traffic problems during peak usage of the Fairgrounds
complex

Renovation of Fairground facilities/removal of deteriorated
structures

Develop a cooperative group of State Fair, City and neighborhood
representatives to discuss and work out concerns expressed
regarding the State Fair master plan

Proper maintenance/reuse of School #91. Ensure the building's
security while unoccupied by IPS

INDUSTRIAL

Assets

Light industrial uses offer potential of local employment,
increased tax base

Liabilities

- Several uses encroach into surrounding residential areas

- Some present locations of industrial use are inappropriate

- Industrial sites are poorly landscaped/buffered from
surroundings

Needed Improvements

Buffer and landscape appropriate industrial uses from bordering
residential and commercial uses

Improve the appearance (site and buildings) of industrial uses ta
be more compatible with the neighborhood

Work with private owners, developers, neighborhood representa-
tives and city agencies to develop a long-term strategy to
relocate/remove those industrial uses which are inappropriate for
the neighborhood
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NEIGHBORHOOD GOALS/OBJECTIVES
A, Commercial

Goal A
To increase the economic vitality of commercial areas by working
to provide adequate incentives and guides for the maintenance and
improvement of commercial establishments, These incentives would
assist as a basis for capital investment by both the public and
private sectors.

Goal B:
To work towards providing more establishments oriented to
neighborhood needs in those commercial areas which traditionally
have served that role.

Objectives:

- Provide proper zoning districts which promote commercial
development, yet maintain the integrity of the neighborhood.

- Rehabilitate existing, sound structures,

- Encourage/pursue new commercial tenants to fill vacant
commercial space.

- Redevelop streetscape and pedestrian/transportation elements
to enhance commercial viability. (remove overhead wires,
landscaping, signage)

- Implement the recommendations of the Keystone Avenue
Corridor Study currently being prepared for the commercial
areas on and near Keystone Avenue from 56th Street south to
38th Street, including the eastern boundary of the
Keystone-Kessler Neighborhood.

- Strongly discourage residential conversion to commercial
use; pursue the relocation of commercial tenants in former
homes into vacant commercial structures.

- Provide strict code enforcement and zoning enforcement
regarding signs and landscaping, as well as parking.

- . Provide proper pedestrian access to commercial facilities
via curbs and sidewalks.

- Strongly oppose the continued operation or location of adult.
entertainment/bookstore operations in the area.

B. Residential

Goal:
To maintain and enhance the housing stock in the neighborhood, -
preventing further deterioration through conservation and
rehabilitation activities.

Objectives:

- Refine the zoning districts of the neighborhood to assist in
the proper definition of residential uses from one another
and from commercial uses.

- Strongly oppose any residential sub-division of houses for
apartments, or their conversion for commercial use.
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- Seek appropriate funding sources to assist residents in
achieving housing rehabilitation and maintenance.

- Develop a dialogue between city agencies, neighborhood
residents and the State Fair Board to surmount current
problems regarding residential properties owned by the State
Fair Board south of 46th Street.

-  Reinforce residents' sense of pride in the neighborhood.

- Increase home ownership in the southern half of the
neighborhood. Marion County has a 59.1% home ownership
figure, Keystone-Kessler (total) has a 617 figure while
subareas one and two, (the neighborhood south of 52nd
Street) has only a 507 figure. The home-ownership figure
for the subarea south of 46th Street drops to only 397%.

- Infill housing for vacant residential lots.

- Enforce and promote active code enforcement throughout the
area,

- Encourage full participation in Community Development Block
Grant activities by area residents in the area south of 52nd
Street. Make better use of programs such as paint-up/
fix-up.

- Work with Neighborhood Housing Services and local financial
institutions to assist home renters to become home owners.

C. Transportation

Goal:
Provide a coherent pedestrian and vehicular transportation system
which services the entire neighborhood.

Objectives:

- Provide new or relocated bus route to better serve northern
and central portion of the neighborhood.

- Maintain the current bus routes (streets they do serve) and
the level of service to the neighborhood.

- More adequately maintain streets and curbs throughout the
neighborhood.

- Unify and better identify parking areas to better serve
commercial uses.

- Eliminate unnecessary access points (curb cuts) on
thoroughfares (specifically 46th Street and Keystone Avenue)
to expedite traffic flow.

- Provide sidewalks neighborhood-wide to better serve
pedestrians, specifically on those commercial thoroughfares
or along routes which connect major area services.

- Provide better police patrols on Kessler Boulevard to deter
speeding.

- Ensure that snow removal occurs throughout the neighborhood
on a timely basis.

D. Public Safety

Goal:
To develop a safe, secure neighborhood which fosters the growth
and development of all components of the neighborhood.
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Objectives:

Work with the fire department to have a new fire station
constructed in the area to more fully service the
neighborhood and surrounding northeast side.

Maintain the presence of a fire station in the neighborhood.
Promote the existing network of Crime Watch programs in the
neighborhood, stressing their important role in neighborhood
protection, crime deterrence and neighborhood information.
Expand Crime Watch programs to those areas of the
neighborhood which lack them, specifically south of 49th
Street,

Secure vacant structures; more actively involve the city's
Unsafe Building program in a concentrated enforcement
effort.

Work to develop regular meetings, with representatives of
the police department where these representatives can work
with business and neighborhood groups on areas of concern.
Work to eliminate commercial uses which may pose a public
safety problem,

E. Appearance

Goal:

To increase the level of involvement of businesses and
neighborhood residents in enhancing the physical aspects of their
neighborhood.

Objectives:

Encourage and assist landscaping improvements for 1. State
Fairgrounds, 2. Water Company, 3. Indiana School for the
Deaf.

Encourage and promote resident pride in their neighborhood.
Renovate older storefronts/facades with attention to design
that blends into the surrounding neighborhood and enhances
the image of the area.

Implement a program to assist property owners in proper
landscaping of their properties. Provide technical and/or
financial assistance to accomplish this.

Work to implement the design scheme for Keystone Avenue
currently being developed as a component of the Keystone
Avenue Corridor Study. Follow the design recommendations
regarding landscaping and buffering of uses.

Ensure proper clean-up/maintenance of State and City-owned
property, especially along Fall Creek.

F. Parks and Recreation

Goal:

To better integrate parks and public facilities into the overall
neighborhood by upgrading existing park facilities and increasing
accessibility of public/semi-public recreation areas for
neighborhood residents.
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Objectives:

- Implement the improvements planned for Arsenal Park by the
Parks Department, :

- Develop an "adopt-a-park" program for Arsenal and Canterbury
Parks by surrounding residents in conjunction with the parks
department to assist in their maintenance and security.

- Work with the Indiana State Fair and Indiana School for the
Deaf to develop programs that would allow some neighborhood
use of these institutions recreational facilities.

- Encourage Parks Department to increase park maintenance in
the neighborhood.

G. Public/Institutional (Schools)

Goal A
To maintain the level of education, both in public and private

schools, by stressing parent participation in educational
programs.,

Goal B
To provide year-round youth involvement by developing programs
and providing open facilities, for summer education and
recreation,

Goal C
To secure a new use for School #91 which the neighborhood can
agree to, and benefit from. Short-term maintenance of building
and long-term reuse should be pursued.

Objectives:

- Work with IPS to see that the gym or playground facilities
at School #91 might be used by residents in some fashion
during the time the building the will not function as a
school.

- Encourage the idea of the school/park concept, specifically
regarding Chatard and the Indiana School for the Deaf so
that area youth could gain access to recreational facilities
year-round,

- Encourage the neighborhood and schools in the area, as well
as the school systems, to develop more active neighborhood
parent/teacher/school cooperation regarding programs.

- Work to see that IPS maintains the site and building of
former School #91 while a new use for the parcel is sought.

- With the current prime-time program in the IPS school
system, the classroom size decrease mandated by the program
may cause a shortage of classrooms within five years.
School #91 would provide the only available expansion site
on the north side should this project succeed. The IPS
board and neighborhood should evaluate the maintenance of
this facility in order to plan for the future.

H. Industrial

Goal:
To enhance the quality of acceptable light industrial uses which
will not conflict with residential or commercial aspects of the
neighborhood.
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I.

Objectives:

Zoning
Goal:

Develop industrial buffering and grounds landscaping to
provide transition between uses, enhancement of area,
(Specific area bounded by the N&S Railroad, 46th Street, the
alley west of Keystone Avenue and Fall Creek Parkway.
Remove industrial uses from areas that are in conflict with
residential development, both single-family and
multi-family, rezoning and redeveloping the land for
residential use.

Encourage sporadic, small light industrial uses to locate
out of residential areas and into the recommended light
industrial area between the N&S Railroad and Keystone
Avenue.

To provide a coherent development of the area which stresses
proper zoning classifications to both assist commercial growth,
yet protect and maintain residential aspects of the neighborhood.

Objectives:

Develop a zoning plan which works to properly zone existing
appropriate development and discourage incompatible uses or
improperly zoned areas where variances are necessary.
Implement proper zoning which provides proper definition/-
separation of residential and commercial uses. Such zoning
would encourage proper redevelopment (following the plan)
while discouraging inappropriate uses.
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SPECIFIC RECOMMENTATIONS/ACTIONS

A.

NEIGHBORHOOD (General)

- Strongly support and encourage the formation of two neighborhood
groups in the area, which would function in tandem on issues of
common interest, yet would deal with the unique issues of each
portion of the total area.

Suggested areas of incorporation:

1. Area bounded by the Monon, Kessler, Keystone and 52nd Street

2. Area bounded by the Monon, 52nd Street, Keystone/Fall Creek,
and 38th Street

The unique aspects of each area make two entities a much more
functional, and logical, representation. (See subarea comments
for a detailed breakdown of the two area's characteristics.)
Both groups, however, share common concerns which should cause
them to remain closely allied (Keystone Avenue, apartment
developoment, the re-use of the Monon Railroad)

- Make better use of CD funds in the CD-eligible target area of the
neighborhood (south of 52nd Street, Map 13). Work to earmark
funding to accomplish 1nfrastructure and rehab111tat10n
recommendations set forth in this plan.

COMMERCTIAL

- Remove commercial uses from residentially-built structures,
relocate such uses to commercially-designed facilities: Target
area - 46th Street between Rosslyn and Hillside Avenues.

- Initiate a commercial rehabilitation program for 46th Street:
Target area - Area between Rosslyn and Hillside Avenues.

- Develop design standards and an accompanying commercial
rehabilitation program on Keystone Avenue as a part of the
Keystone Avenue Corridor Study now being developed. The area of
concentration would be from 56th Street on the north to Fall
Creek Parkway on the south. The Keystone Avenue Corridor Study,
would provide the detailed recommendations for implementation.

- Removal/relocation of residentially-designed structures in
designated commercial areas.

RESIDENTIAL

- Initiate a concentrated rehabilitation program for the
neighborhood utilizing CD funding to assist in

a. Paint-up/Fix-up
b. Housing rehabilitation assistance
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The area of highest priority would be bounded by: the former
Monon Railroad on the west, 46th Street on the north, the Norfolk
and Southern Railroad on the east and 42nd Street on the south.

A secondary priority area would be bounded by: the former Monon
Railroad on the west, 52nd Street on the north, Hillside
Avenue/Brouse Street on the east and 46th Street on the south.

Remove the following residential structures due to their a. Poor
condition, b. Inappropriate location

a. 4606 N. Keystone Avenue
b. 4610 N. Keystone Avenue
c. 4612 N. Keystone Avenue
d. 2017 E. 46th Street
e. 2011 E. 46th Street
f. 1981 E. 56th Street
g. 1984 E, 56th Street

h. 4618 Hillside Avenue
i, 2300 Block of east 46th Street (warehouse structure on

southside of street east of the Norfolk and Southern
Railroad)

Develop a program that would assist industrial and commercial
uses in providing proper screening/buffering between residential
property and adjoining commercial/industrial use.

Work with the State Fair Board to ensure that their
recently-adopted policy of real estate divestment in the
residential area between 42nd and 46th Streets is implemented.

Place an area/city representative on the State Fair Board to
represent the city's, and specifically surrounding neighborhood's
concerns and interest in State Fairgrounds development. Work
with local and State representatives as well as the Fair Board to
implement this recommendation.

Develop inappropriate industrial land (as identified in the land
use and zoning plans) for multi-family residential use.

Encourage the proper development of Bacon Swamp for single and/or
multi-family use, which is responsive to development limitations
of the site and the surrounding neighborhood.

TRANSPORTATION

Streets

- The following streets should receive the improvements noted
below. These streets, identified as in poor condition are
listed by Priority One and Priority Two. Priority One
streets require immediate action, while Priority Two streets
should be addressed within the next two - five years (See
Map 14):
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Priority One:

Street Location Improvements
a. 46th Street From the former Monon A. Resurface Street, B,

RR east to Keystone Av. Repair/replace existing
sidewalks in poor con-
dition, C. Construct side-
walks in area where none
currently exist.

b. 47th Street From Indianola Av. A. Reconstruct St., B.
east to Brouse Av, Install curbing, C.
Install sidewalks along
north side of street,

c. Hillside Av. From 5144 N. Hillside A. Resurface St., B.
Av. south to 45th St. Repair/install curbing,
C. Repair sidewalks
where in poor condition.

d. 45th Street From Primrose Av. east A, Reconstruct street, B,
to the Norfolk and Install curbing, C.
Southern Railroad Install sidewalk on

north side of street.

e. 44th Street From Ralston Av. east A. Reconstruct street, B.

to the Norfolk and Install curbing, C.
Southern Railroad Install sidewalk on

north side of street.
Priority Two:

Street Location Improvements
*a, 45th Street From the Norfolk and A. Street resurfacing

Southern Railroad east
to Keystone Avenue.

*b, Duke Street From the Norfolk and A. Street resurfacing
Southern RR east to
Keystone Av.

*note: (Both projects should be done in conjunction with street con-
struction project #2., noted in the next section)

c. Brouse Street From 4933 Brouse St./ A, Street resurfacing
South to 47th Street B. Install curbing
d. Erie Avenue From Keystone Av. A, Street resurfacing

southwest to 46th St.

- The following projects call for the construction of a new
street within the neighborhood. These projects would link
portions of the neighborhood together, provide better
internal traffic circulation and provide better interior
site accessibility:
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a. Access Road - A four-block access road, from 45th Street
southwest to Clay Street along the eastern boundary of
the Norfolk and Southern Railroad would provide internal
circulation and better accessibility to the light
industrial triangle area west of Keystone Avenue., This
access road, in conjunction with improvements to 45th
and Duke Streets, would begin a long-term improvement of
this area into a small light industrial park, Grade
Crossings/extentions of 45th Street, Duke Street, &44th
Street or Clay Street across the Norfolk and Southern
Railroad is strongly discouraged and should not occur.
Such development would open the residential area to the
west to serious encroachment from commercial/industrial
uses.

- Provide for better snow removal on residential streets in
the neighborhood, as the current policy of "thoroughfares
only" is unacceptable and unsafe.

2. SIDEWALKS

- The following streets lack accompanying sidewalks which
severely hinders pedestrian traffic and presents the
potential of vehicle/pedestrian accidents. Sidewalks should
be installed in the following locations based upon the
priority schedule below (See Map 14):

Priority One: Immediate Action needed to ensure pedestrian
safety and to increase accessibility to major traffic
generators in the neighborhood.

Priority Two: Action needed in order to complete a basic
pedestrian pattern for the neighborhood.

The list of projects below are in the order of their importance to proper
development and needs of the neighborhood:

Priority One

Along What Street Location Side of Street
1. Keystone Ave. 56th St. south to Fall Crk. West side
2. 54th Street Evanston Ave. east to Both

Keystone Ave.

3. 52nd Street Former Monon Railroad east Both
to Keystone Avenue

(Note: work would include construction of sidewalks where none currently
exist and repair/replacement of walks in poor condition)
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PRIORITY ONE '
Along What Street Location Side of Street

4, Ralston Ave. 49th St. north to 52nd St. Both
5. 49th Street Former Monon Railroad east South side

to Erie Avenue

6. 58th Street Carvel Avenue east to North side
Keystone Avenue
7. Indianola and 46th St. north to 49th St. East‘side ~ Indianola
Haverford Aves. West side - Haverford
8. Crestview Ave. 52nd St. north to 54th St. West side
9. Primrose Ave. 58th St. north to Kessler Both sides
Blvd.
10. *56th Street Carvel Ave. east to Keystone North side
Avenue

*¥(See street construction)

PRIORITY TWO

Along What Street Location ' Side of Street

1. Carvel Ave. " 49th St. north to 52nd St, East side

2. Carvel Ave. 54th St. north to Kessler West side
Blvd.

3. Kessler Blvd. Primrose Ave., east to South side

Crittenden Ave,

4. 5l1st St. Rosslyn Ave. east to Keystone North side
Avenue

PRIORITY TWO

Along What Street Location Side of Street

5. Fall Creek 38th Street north east to North side
Keystone Avenue

6. Rosslyn Ave. 46th St. north to 49th St. West side

7. Norwaldo Ave. 46th St. north to 52nd St. West side

8. 42nd St. Ralston Ave. east to North side

Evanston Ave.

9. Kingsley Ave. 56th St. north to Kessler Both sides
Blvd, (infill missing
sections of sidewalk)

In all cases noted above, curbing work should be included as a part of the
construction project. Map 14 shows the long-range optimum sidewalk
pattern for the neighborhood which reflects the major projects noted
above.
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- A concentrated alley maintenance and repair program should
be initiated by D.O.T. in the area south of 52nd Street.
Particular attention and priority should be given to the
area bounded by Kingley Avenue, 46th St,, the Norfolk and
Southern Railroad and 42nd Street.

PUBLIC/INSTITUTIONAL/PARK

- Work with City and State representatives to appoint a
"neighborhood" (city) representative to the State Fair Board in
order to represent the interest of the City, and neighborhoods
adjacent to the Fairgrounds.

- Develop an on-going forum between the Fair Board and the
city/neighborhood to discuss current and planned developments on
the Fair Board's property and its potential impact on surrounding
areas.

- Work with the facilities listed below to allow neighborhood
access/utilization of recreational facilities:

1. Indiana State School for the Deaf '
2. Indiana State Fairgrounds

3. School #55

4, Chatard High School

5. School #91 (use of facilities during vacancy)

- Construct sidewalks to provide better access to Arsenal Park.
(See "Sidewalks")

- Develop a master plan for the improvement of Arsenal Park

- Develop an "adopt-a-park" program between the neighborhood
residents and Parks Department to provide better
maintenance/surveilance of Arsenal Park

- Provide more play equipment at Canterbury Park

- Closely monitor development in Bacon Swamp to ensure that passive
recreational activities can be continued or accessed.

INDUSTRIAL

- Encourage better development of light industrial uses in
"triangle" formed by 46th Street, the Norfolk and Southern
Railroad, Clay Street and Keystone Avenue by implementing the
street improvements noted in this section, as well as unifying
the zoning to I2U as noted on the zoning plan.

- Remove the industrial (and commercial) uses in the area ringed by
the former Monon Railroad, 46th Street and Carvel Avenue. The
use is inappropriate for the long-term development of the
neighborhood. TFollowing the zoning and land use plan, the area
would be developed for multi-family housing.
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Encourage the long-term redevelopment of the industrial area
bounded by 52nd Street, Crestview Avenue, 54th Street and the
former Monon Railroad by initiating the following:

a. Downzone the area now zoned I4U to I2U. The heavy
industrial zoning is totally incongruous with surrounding
residential development. This lower zoning would allow for
continued operation of the facility.

b. Long-range relocation of use to a more suitable site,
rezoning of area to D8 for multi-family redevelopment
similar to the current surrounding use.

G. ZONING
(See map 16 and Zoning Plan)

Implement the zoning plan proposed in this report, working with
merchants, property owners and neighborhood representatives to
correct deficiencies in current zoning/use compatibility.

Also implement those recommendations which attempt to buffer or
remove inappropriate zoning (land uses) in the area

Ensure, via city agency monitoring, that future development along
Keystone Avenue receives proper zoning--and follows design
standards as set forth in the proposed Keystone Avenue Corridor
Study.
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Land Use Plan

The land use plan for the Keystone-Kessler Plan is designed as a detailed
update of the Comprehensive Plan for Marion County as it addresses this
neighborhood. The land use plan updates the Comprehensive Plan and
recommends some variations from it which address specific
neighborhood-level concerns.

The following major objectives are addressed by the plan (Map 15).

1.

2.

Enhancement and unification of commercial uses along Keystone Avenue,
and the removal of inappropriate residential and industrial uses.
Long-term removal of medium and heavy-industrial uses along the former
Monon railroad. The areas would then be proposed for multi-family
residential development much more in keeping with the surrounding
area,

Development of the vacant area of "Bacon Swamp" for multi~family
residential use. This use would provide new residential development
or the neighborhood, Care should be taken to insure the natural
amenities of the area are not totally eradicated by this use, however,
Strengthening and deliniating the commercial aspects of East 46th
Street, stressing a strong "boundary" for commercial uses from
surrounding residential uses.

Strengthening the light industrial uses in the "triangle" bounded by
the Norfolk and Southern railroad, the alley north of 45th Street,
Keystone Avenue and Clay Street. Removal of residential uses, as well
as some commercial uses would be proposed.

A general land use policy provides stronger boundaries between
commercial and residential, as well as commercial and industrial
uses, The plan takes into account the current mixed-use of the
neighborhood and attempts to provide a better interaction, yet strong
deliniation of each use.

Map 15 details the land use plan and depicts an optimum plan for the
rather multi-faceted neighborhood. The plan should act as a guide to
better land use decisions in an area which has historically been
developed in a haphazard, piecemeal fashion. The land use plan is
specifically developed to be used in tandem with the proposed zoning
plan for the neighborhood. The two plans coordinate development and
act in tandem to provide recommendations for future growth and change
for all aspects of the area. Decisions made using the land use plan
should also be reinforced by proper zoning.
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Keystone-Kessler
Proposed Zoning Plan

After reviewing current zoning and land use problems in the neighborhood,
the development objectives and land use plan were used to develop a zoning
plan for the Keystone-Kessler neighborhood. The plan blends development
objectives, land use plan, and zoning into three interrelated segments of
the overall neighborhood plan scheme. The following are general
recommendations for zoning changes, based upon proposed land use and
development, and upon the desire to eliminate present conflicts. The
following text details the zoning plan. Proposed zoning plan and zoning
change maps graphically depict the changes recommended.

The proposed zoning plan for the Keystone-Kessler neighborhood is designed
to accomplish the following major objectives:

Goal: Match land use decisions with appropriate zoning classifications.

1. Properly zone various properties whose use, although appropriate,
is not matched by an accompanying appropriate zoning
classification.

2. Downzone commercial uses to a lower classification to better
support the most appropriate range of uses.

3. Work to remove (long-term) inappropriate industrial uses along
the former Monon Railroad.

4. Upzone specific areas where current zoning is outdated and
inappropriate for the area.

Objective 1, The most important short-term recommendation is the proper
zoning of appropriate uses which currently function with an inappropriate
zoning classification. Several of the largest areas recommended for
rezoning fall under this category. These uses currently are hindered in
their plans for expansion or future development in that a variance must be
obtained for most any improvements planned by the owner. Three specific
types of uses share this problem.

A. Commercial uses zoned residentially

B. Multi-family residential complexes zoned single-family residential

C. Public/semi-public uses (special uses) zoned either residentially or
industrially

Map 17 displays and lists the sites recommended for rezoning which fall
into these categories. Maps 16 and 17 depicts the proposed zoning
recommended for each site. These zoning changes would unify use with
zoning, and would simplify and assist in the proper future develop-
ment of these uses. Some of the uses affected by this change include:

Chatard High School (SU2 from D5)

Brittany Woods Apts. (D8 from D5)

Marcy Village Apts. (D8 from D5)

Lockhart Cadillac (C5 from D4)

Alderman Ford (C5 from D&)

Indiana State School for the Deaf (SU2 from D5)
Indianapolis Water Company

Fall Creek Pumping Station (SU 39 from I2U)
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Other properties recommended for rezoning in this classification can be
found on Maps 16 and 17.

These zoning changes should be initiated within the next one to two years
by either the individual property owners or the Division of Development
Services. Rezonings of this type should not prove a problem, as they will
benefit both property owner and neighborhood resident as well.

Objective II

Another series of recommended rezonings regard downzoning specific
properties to a lesser classification of the same district. These
properties, largely commercial, are currently zoned at too high a
classification for the use on the site, and more importantly, for the
neighborhood as they allow too dense a development., These rezoning
recommendations occur along Keystone Avenue. In each case, the current
zoning classification for the site allows for a wider type and density of
use than is either currently on the site or appropriate. The following
are examples of some of the properties recommended for rezoning in this
category.

A, The Keystone Plaza (C4 from C5)

. Dellen Lincoln/Mercury (C5 from C7)

. O'Brien Chrysler/Plymouth (C5 from C7)

. The 4300-4400 block of N. Keystone Avenue (C3C from C5)
. Seven-Eleven Headquarters (C3 from I1S)

moOWw

Other smaller uses recommended for rezonings are detailed on Map 17.

A third series of recommended rezoning include upzoning specific
properties which are no longer appropriately zoned for the use which is on
the site or hinder appropriate development of a site due to its zoning.
The following are examples of some of these recommended rezonings:

1. The 1500 Block of 46th Street (S. Side) (C3 from D5)
2. The 2100 Block of 46th Street (S. Side) (C3 from D5 and C1)
3. The 4600-4900 Block of N. Keystone Ave,., (C3 from D5)
W. Side
4, The 1900-2100 Blocks of 52nd Street (S. Side) (C1 from D5)
5. The 1600 block of 52nd Street (S. Side) (C3 for those

portions zoned Cl)

Other recommended sites are detailed again on Map 17.

Finally, the long-term rezonings for the neighborhood deal with the
removal of certain zoning classifications (and their related land uses)
from the neighborhood - as the uses are inappropriate for the area. These
uses are the medium and heavy industrial uses along the former Monon
Railroad, specifically at 46th Street, and between 52nd and 54th Streets.
In these cases, for the short term, these sites should be downzoned to an
I20 classification, as classifications higher than that
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allow for operations totally out of character with what is generally a
s0lidly-built residential area. The long-term development of this area
features multi-family residential useé in this area replacing the current
industrial usage.

The zoning plan and land use plan are designed in such a way that changes
in land use are matched by appropriate changes in zoning, while changes in
zoning are recommended to reflect appropriate land use for the site.

Rezoning should be prioritized in the following manner:

Priority I - Objective 1 Immediate Action

Priority II - Objective 4 Immediate Action

Priority III - Objective 2 Action Within Next 5 Years
Priority IV -~ Objective 3 Long Term

Although "blanket rezoning" of the area is not recommended, those
priorities (I, II) should be pursued by the business/property owner, and
appropriate City agencies in the near future in order to stabilize Land
Use in the area and reduce the number of variance requests in the area.
zoning currently is poorly categorized in the entire neighborhood and must
receive serious and immediate attention as one of the most important
problems in the neighborhood.

Variances

The current problem of the large number of variances granted in the
neighborhood can be greatly lessened, and better controlled, by implement-
ing the recommendations of the zoning plan. Use variances should be
discouraged in the neighborhood, especially when the use they propose
directly conflicts with the recommendations made in this plan. When
variances are granted, care should be taken to ensure that site design,
parking, landscaping buffering and signage regulations are maintained.
Variances that propose a conversion of residential structures for non-
residential uses should not be granted.

59.



KESSLER BLVD.

’LH
-—_J

] e

SEABOARD (MONON)

KEYSTONE /KESSLER
NEIGHBORHOOD PLAN

| :I MAP 14
—h._._., L)l PROPOSED

. ||, TRANSPORTATION
|5 IMPROVEMENTS

— Existing Sidewalks
— Proposed Sidewlks

N Strest Aesurfacing/
Reconstruction

sssmsi Proposed Strest Construction

KEYSTONE




KEYSTONE /KESSLER
NEIGHBEORHOOD PLAN

MAP 15
LAND USE PLAN

RESIDENTIAL
o Bingle/Twa Family

i Multi- Family

AVE,

|_|-I||I|| FHITE

mm COMBMERCIAL
e LIGHT INDUSTRIAL

Il SPECIAL USE

e PARKS/OPEN SPACE

SEABOARD (MONON)

KEEYSTONE

e fre= iABE
Tha paasraiien & s mas il Dimsaivdvmiol ol Medosasisdan Npssiimregn
i D aican & a1 Bf 6 Eiarmimn ol Pamag
Carrewii ety Dmesbnpiressr Bliss S ] imdisnapsiis Barms Capng Irias

61.



SEABOARD [MONON)

T8 @ispaiedsaic ol ihip map

Eimmenriy Beselepmem Biock Gosar

KEYSTONE

KEYSTONE/KESSLER
NEIGHBORHOOD PLAN

MAP 18
PROPOSED ZONING PLAN

DWELLING DISTRICTS
o Da

DB

i

[ 7

L____J#}:]

COMMERCIAL DISTRICTS

N C1  [Office Buller]

BN C3 |(Meighborhood)
—C4 |[Community - Regional)
E=CE  (Genaral)

BPECIAL USE DISTRICT
S0 [Churches)
N 5U2 (Schaolsl

s  (City. County, State Or
Fadaral)
- 5B [Light B Poswer Substation

s SU34 [Club Aooms, Fraternal,
Balirooms, Public Roams)

I SU38 [Water Tenks,/ Watar
Pumping Stations)

INDUSTRIAL DISTRICTS
e jZU [Light Industrial Urban)

PARK DISTRICT
SR PKY  [Park District Onej
N PE2 (Park District Twaol

Rasrrries TIAS

] i T——
Dwaipn al Plaraisy

lembigrsppniis Warme Dpiettn indiie

=¥



SEABOARD (MONON)

&

KESSLER Hi_."l.u"l]. DR
] nfiin i KEYSTONE /KESSLER
= it NEIGHBORHOOD PLAN
. LS MAP 17
. PROPOSED ZONING
: | 1 : | CHANGES
! Wi 4 | E Priority |
I m Pricrity I
¥ 11 CLASSIFICATION CHAMNGES
_ izl aheee FAOM  TO
J e 1. D&  5u2
I L T —) 2. &1 o6 i
i - 3. c3 D&
4, D4 & 0l
5 Da o7
8. D4 [»£:]
- . DA c3
;“: d g. ca ca
izl 1 W . 140 DB
i‘: ] 19, DS (a1:]
1 11, D5 IERE
10 12. D6 B
R 13. DS sUZ
i - RAd 14. D7 Sul
|} l 16. D7 c1
B ES EEE 18. C5 £
. 17. D7 CE
= 18. ¢S5 C4
I' = ] | 1 ;: D5 o7
! 1 . D5 [a1:]
r | EE LR 2. €1 ¢a
| i o o
- -] | 1 . - - 'l
':*f L i, D5 D7
—| § L L 2 28. D5 C5
; 855 o [= 6. ©F GH
e = 27. o7 CH
i"- ! = b n 28, C1 DB
o i oo o1 o 5 29, D& SUI
e T s 4 v 0. o1 [+ 1]
' J 31. b8 EUIA
= A 32, 13U D7
13. 06 c3
jj 34 SU34 D7
o = | 36. €1 C3
et 36. DB c3
L 37. C& c3
. a8, DB n7
"/ 39, Suz2 SuU9
ay 40, D& DE
S 41. DE C3
42. D5 sL
43, 120 GC3
A 44, O8/CT 3
= 45, |15 C3
& 46, D5 Cac
47. 1B 12U
4B, DS s5u2
48. Cs ca
80. 120 C3
51, 1EU  SUID
B2. 120 €3
83. 1 c3
B4, C1 (el
Movamter 18RS
k 1“||- :.I-I-pln -|u:: -:Ir-;?r:qu il Neqamnem al -'-ln.r.ml'.i..:ql-;-\.la.:::-.l-.rl-l.:
TR [.1F|Il|l-||:l:i‘:m:.|.|pln.-ll Hipm Heami N irsligmapsis Marars Casnig sl
381th 5T.



KESSLER

KEYSTONE /KESSLER
NEIGHBORHOOD PLAN

MAP 18
CENSUS TRACTS &
COUNCILMANIC DISTRICTS

[ Census Tracis

et Coiinzilmanic Districts

SEABOARD (MOMNOM)

KEYSTONE

#ﬁ—"n == =By o PR S i i B i |

Fianfrelm: TIAS
The migparaiae ol inm map o ] Nrvrap s
wrun fimsnced i gam by & el a1 Bresien al Plarnag
Eommenny Desslapasm Hiaik Diedi H Vrdigmapedie Wame il lidiaas

381th 5T.



List of Appendices

Appendix A

Bureau of the Census Neighborhood Statistics Program:

Keystone-Kessler Neighborhood

Appendix B
A Decennial Statistical Profile (1960 * 1970 * 1980)

Appendix C
General Demographics for Families and Households in
Keystone-Kessler

Appendix D
Population Characteristics: Broad Ripple, Keystone-
Kessler, Meridian-Kessler, Butler-Tarkington

Appendix E
Building Condition Ratings/Survey

Appendix F
Traffic Counts

Appendix G
Variances Granted 1970 - 1985

Appendix H
Rezonings Granted 1970 - 1984

Page

Al.

Bl.

Cl.

D1.

El.

Fl1.

Gl.

H1.



APPENDIX A



APPENDIX A:
BUREAU OF THE CENSUS
NEIGHBORHOOD STATISTICS PROGRAM
NARRATIVE PROFILES OF NEIGHBORHOODS IN
INDIANAPOLIS & SELECTED AREAS OF MARION COUNTY, IND.

KEYSTONE-KESSLER
I. INTRODUCTION

Your community has joined the U.S. Commerce Depart-
ment's Census Bureau in a special Neighborhood
Statistics program. The purpose of this program is to
produce demographic and economic information based on
the results of the 1980 Census of Population and
Housing for officially recognized neighborhoods in
participating areas.

Keystone-Kessler Neighborhood is one of the neighbor-
hoods in Indianapolis & Selected Areas of Marion
County, Ind. The following profile is a standardized,
computer—-produced narrative which highlights general
population and housing trends. Statistics for the
specific neighborhood are "plugged into" the narrative.

References to detailed statistical tables appear in
the narrative.+

The term "Neighborhood Publication Area" (NPA) used in
the narrative refers to the total geographic area
within which a set of neighborhoods was defined by
program participants for this special Census Bureau
"program. Please refer to the Geographic Definition of
Neighborhoods accompanying this NPA's profiles for
exact NPA and individual neighborhood boundaries.

+Some statements in this profile are flagged with a "*", 1In
these statements, two or more figures derived from the 1980
census sample are discussed in a fashion that could imply a
comparison between the figures. Also, in some instances,
comparisons are implied between figures cited in different
sentences, for example, when citing figures for the population
as a whole, and for specific race groups or for different age
groups. Since the figures were derived from the 1980 census .
sample, they are subject to a certain amount of sampling vari-
ability. . Appendix D in this report contains a discussion of
sampling variability and also details methods to determine if a
difference between two sample estimates is beyond that expected
to result from sampling variability. The reader is urged to
apply these methods to the flagged statements in order to con-
clude whether the estimated differences cited for this neighbor-
hood are real or could merely be the result of sampling vari-
ability. '
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POPULATION CHARACTERISTICS

According to the census, 10,657 persons lived in
Keystone-Kessler Neighborhood on April 1, 1980. They
comprised 2.6 percent of the NPA's total population of
402,791.

Race and Spanish Origin (Tables P-1 and P-6)

The census showed that Keystone-Kessler Neighbor-
hood had 7,824 Whites; 2,703 Blacks; 22 American
Indians, Eskimos, and Aleuts; and 63 Asians and
Pacific Islanders. Persons of Spanish origin (who
may be of any race) numbered 72.

The above numbers are based on 100-percent
tabulations shown in Table P-1; comparable sample
estimates by race and Spanish origin may differ
from complete-count totals because of sampling
variability and other factors. For a discussion
of comparability between complete and sample
counts, see Appendix B, "Definitions and
Explanations". Also, certain paragraphs or
sentences will provide specific information by
race or Spanish origin group if that group meets
certain thresholds based on the 100-percent
tabulations for that neighborhood.

Age, Household, and Family Characteristics (Tables P-1,
P-3, and P-6)

Among the 10,657 persons in Keystone-Kessler
Neighborhood, 18.8 percent, or 2,003, were under
15 years old and 16.1 percent, or 1,721, were 65
years and over. In the NPA, 23.2 percent were
under 15 years and 12.1 percent were 65 years and
over. The neighborhood's median age was 30.0 as
compared with the NPA's 29.3 years.

One of the major national trends over the past ten
years has been an increase in the number of
households, especially small households. The
4,701 households in Keystone-Kessler Neighborhood
represented 3.2 percent of all NPA households.
Among the neighborhood households, 34.4 percent
consisted of 1 person and 3.3 percent had 6 or
more persons, Nonfamily households composed of
householders who lived alone or only with
unrelated persons represented 41.3 percent of all
the households. There were 121 persons in group
quarters. Among persons 65 and over 57.8 percent
lived in family households, 39.7 percent in
nonfamily households, and 2.5 percent in group
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quarters.

Marital status is one indicator used to describe
family life and its changing patterns. Among
persons in Keystone-Kessler Neighborhood 15 years
and older, 55.9 percent of 3,825 men and 44.3
percent of the 4,829 women were married (excluding
separated) at the time of the census.

Comparable percentages for the NPA were 53.5
percent for men and 45.8 percent for women. Of
the 6,285 persons in the neighborhood who had ever
been married, 17.6 percent were either separated
or divorced as compared with 19.2 percent
separated or divorced in the NPA.

Fertility, family type and the presence of
children are also important measurements of the
trends in family life. Table P-3 contains data on
these topics. Keystone-Kessler Neighborhood had
2,737 families, of which 78.0 percent were
maintained by a married couple, 17.6 percent by a
female householder with no husband present, and
4.4 percent by a male householder with no wife
present.* Of the neighborhood's 1,171 families
with own children under 18 years, 22.5 percent
were one-parent families maintained by the
mother.* Of the families with own children under
18 years, the average number of persons per family
was 2,92, (This is a derived measure based on
sample data in STF 3 which cannot be obtained from
Table P-3.)

Table P-6 contains data by major race group and
Spanish origin for family type and the presence of
children. Of the neighborhood's 2,056 White
families, 84.7 percent were married-couple
families and 12.1 percent maintained by a female
householder with no husband present.* One-parent
families maintained by the mother accounted for
12.7 percent of the White families with own
children under 18 years old.* Of the
neighborhood's 636 Black families, 58.5 percent
were married-couple families and 34.1 percent were
maintained by a female householder with no husband
present.* One-parent families maintained by the
mother accounted for 35.8 percent of the Black
families with own children under 18 years old.

Ancestry, and Language (Tables P-2 and P-3)

The percent foreign born in Keystone-Kessler
Neighborhood was 3.5 percent. The foreign born
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category relates to first generation immigrants.
On the other hand, ancestry can reflect several
generations of ethnic or national origin. In the
1980 census, the neighborhood reported 1,272
persons of English ancestry, 1,002 persons of
German ancestry, and 383 persons of Irish
ancestry.*

Language spoken at home is another indicator of
“ethnic diversity. Of the neighborhood's 1,573
persons aged 5 to 17 years old, 62 or 3.9 percent
were reported speaking a language other than
English at home. Among the persons in this age
group who spoke a;language other than English at
home, 25.8 percent were reported speaking
Spanish.* Among those 18 and over, 5.1 percent
reported speaking a language other than English at
home.* About 65 or 15.4 percent of these adults
were reported to be Spanish speaking.* Of the
persons who were reported to speak a language
other than English, 0.0 percent of the children
and 14.0 percent of the adults in Keystone-Kessler
Neighborhood reported that they could speak
English not well or not at all,

School Enrollment (Table P-2)

In Keystone-Kessler Neighborhood, 2,186 persons aged 3
and over were enrolled in school. They included 133 in
nursery schools, 1,100 in kindergarten through eighth
grade, and 452 in high school.* Of the students in
grades K-12, 25.9 percent were enrolled in private
schools. The 501 persons enrolled in colleges included
only those students living in the neighborhood while
attending school. (These enrollment figures do not
include students who attended schools in the neighbor-
hood but who lived elsewhere nor students whose par-
ental homes were in the neighborhood but who lived
elsewhere while attending college.) Of persons 16 to
19 years old residing in the neighborhood, 20.5 percent
were not enrolled in schools and were not high school
graduates and thus may be considered dropouts.

Educational Attainment (Tables P-2 and P-6)

Of those 25 y ears old and over in Keystone-Kessler
Nieghborhood, 10,8 percent had a grade school education
or less, and 74,5 percent were high school graduates,
including 39.2 percent who had completed one or more
years of college.* About 19.0 percen tof the popula-
tion 25 years old and over in Keystone-Kessler Neighbor-
hood had completed 4 years of more of college. 76.5
percent of White persons 25 years old and over were
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high school graduates, while 22.3 percent had complete
4 years or more of college.* 66.1 percent of Black
persons 25 years old and over were high school gradu-
ates, while 3,1 percent had completed 4 years or more
of college.

Disability and Veteran Status (Table P-2)

In Keystone-Kessler Neighborhood, among noninstitutionalized
persons 16 to 64 years of age, 7.7 percent reported that
they had a health condition which had lasted for 6 or more
months and which prevented them from working or which
limited them in the kind or amount of work they could do.*
Those reporting themselves as prevented from working total
3.4 percent.* Of noninstitutionalized persons 16 years of
age and over, 4.1 percent had a health condition which had
lasted 6 or more months and which made it difficult or
impossible to use public transportation.¥*

Another social characteristic presented in Table P-2 is
"veteran status. In Keystone-Kessler Neighborhood, 14.8
percent of civilians 16 years and over were veterans,

including 31.6 percent of the male civilians.*

Means of Transporation to Work (Table P-2)

Data on means of transportation to work show that 68.8
percent of the workers residing in Keystone-Kessler Neighbor-
hood drove alone to work. 20.0 percent rode to work in
carpools, and 6.3 percent used some form of public
transportation.* Table P-2 contains detail on means of
travel in addition to data for the NPA,

Migration (Table P-3)

A total of 9,955 persons 5 years old and over were living

in Keystone-Kessler Neighborhood in 1980. Of those, 51.0
percent had been living in a different house in the United
States 5 years earlier. Of those movers, 71.0 percent lived
in the same county; 15.6 percent lived in the same state,
but a different county; while 13.4 percent lived in a
different state.* Data on region of residence 5 years ago
for movers are found in Table P-3.

Labor Force Statué (Tables P-4 and P-6)

Information on the economic situation of persons in
Keystone-Kessler Neighborhood begins in Table P-4, In the
neighborhood, 68.2 percent of all working-age (16 years and
over) persons and 58.6 percent of working-age females were
in the labor force.* 71.7 percent of persons 16 years and
over worked in 1979.* The unemployment rate for Keystone-
Kessler Neighborhood was 5.0 percent.* The unemployment
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rate was 3.5 percent for White persons.* The unemployment
rate was 10.2 percent for Black persons.

Table P-4 also contains data for the neighborhood and the
NPA on labor force status by usual hours and weeks worked,
weeks of unemployment in 1979, and number of workers in
families.

Occupation, Industry, and Class of Worker (Table P-4)

Keystone~Kessler Neighborhood residents were employed in a
variety of occupations in 1980. They included 1,159 in
administrative support occupations, including clerical.
Another 771 persons said they were in sales occupations, and
731 persons were in professional specialty occupations.*

Occupation describes the kind of work done by a person,
whereas the industry classification of a person's job
describes the main activity of the employer. Residents of
this neighborhood were employed in the following

industries: 1,317 persons were employed in professional and
related services, 1,063 persons were employed in retail
trade, and 837 persons were employed in manufacturing.¥*

Of the 5,469 employed persons in Keystone-Kessler Neighbor-
hood, 78.9 percent worked for wages or salary for a private
company, business, or individual.* Another 17.4 percent
held local, state, or Federal Government jobs.* The
self-employed represented 3.5 percent of the employed.* The
major occupation and industry groups are listed in Table
P-4,

Income and Poverty Status (Tables P-5 and P-6)

Perhaps the main indicators of a population's economic
well-being are income measures. The median income in 1979
of households in Keystone-Kessler Neighborhood was $15,626.
(This means it is estimated that half had incomes below and
half above this figure). Households with incomes less than
$7,500 were 18.4 percent of all households in the
neighborhood, while households with incomes of $25,000 or
more constituted 19.9 percent of the households; the
remaining 61.7 percent of the households had incomes between
$7,500 and $25,000.%

The median income in 1979 for families in the neighborhood
was $19,004.% The median income for White families in the
neighborhood was $18,845.% The median income for Black
families in the neighborhood was $18,808.*% For unrelated
individuals 15 years old and over in the neighborhood, the
median income in 1979 was $9,580.* On a per capita income
basis, every man, woman, and child in Keystone-Kessler Neigh-
borhood averaged $7,526 in 1979.
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III.

The poverty threshold for a four-person family was $7,412 in
1979. There was a total of 931 persons below the poverty
level in 1979 in Keystone-Kessler Neighborhood, or 8.9
percent of all persons for whom poverty status was
determined.* Related children under 18 years represented
31.7 percent of the poverty population in

Keystone-Kessler Neighborhood.

Among the major concerns in many areas are the econonmic
situations of the older populaton and of families maintained
by a woman with no husband present. There were 136 persons
65 years and over below the poverty level in 1979, or 8.3
percent of all elderly persons in Keystone-Kessler Neighbor-
hood.* Of the 158 families below the poverty level in
Keystone-Kessler Neighborhood, 69.6 percent had a female
householder with no husband present,

In Keystone-Kessler Neighborhood, the poverty rate for White
persons was 7.2 percent.* 1In Keystone-Kessler Neighborhood,
the poverty rate for Black persons was 14.4 percent.*
Comparable figures for the NPA are found in Table P-6.

HOUSING CHARACTERISTICS

According to the census, there were 4,920 housing units in
Keystone-Kessler Neighborhood on April 1, 1980. They comprised
3.0 percent of the 164,386 housing units in the NPA.

Year-Round Housing Units (Tablé H~1)

The 1980 census showed that of 4,701 year-round occupied
housing units in Keystone-Kessler Neighborhood, 61.7 percent
were occupied by owners and 38.3 percent by renters. The
comparable figures for the NPA were 58.3 percent owner-
occupied and 41.7 percent renter-occupied. There were 217
vacant housing units in this neighborhood with a rental
vacancy rate of 6.2 percent and a homeowner vacancy rate of
0.9 percent.

Of the 2,901 owner-occupied housing units in Keystone-
Kessler Neighborhood, 82.3 percent were occupied by White
householders; 16.9 percent by Black householders; 0.2 per-
cent by American Indian, Eskimo, and Aleut householders; 0.4
percent by Asian and Pacific Islander householders; and 0.5
percent by Spanish origin householders. (Those of Spanish
origin may be of any race.) The comparable figures for the
NPA were 73.6 percent White householders; 25.7 percent Black
householders; 0.1 percent American Indian, Eskimo, and Aleut
householders; and 0.3 percent Asian and Pacific Islander
householders; and 0.6 percent Spanish origin householders.
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There were 1,800 renter-occupied housing units in the neigh-
borhood, of which 76.8 percent were occupied by White house-
holders; 22.4 percent by Black householders 0.2 percent by
American Indian, Eskimo, and Aleut households; 0.3 percent
by Asian and Pacific Islander householders; and 0.4 percent
by Spanish origin housholders. The comparable figures for
the renter-occupied housing units in the NPA were 66.1
percent White householders; 32.8 percent Black householders;
0.2 percent American Indian, Eskimo, and Aleut householders;
0.4 Asian and Pacific Islander householders; and 1.0 percent
Spanish origin householders.

Structural Characteristics (Table H-3)

The census found that about 5.1 percent of the housing units
in Keystone-Kessler Neighborhood were built in 1970 or
later, while 17.3 percent of the housing units were built
before 1940.%

The census also showed that 53.6 percent of the owner-
occupied housing .units had three bedrooms or more, and that
66.0 percent of the renter-occupied housing units had two
bedrooms or more.*

Fuels Used (Table H-4)

Census data indicate that utility gas was used by 75.89
percent of all households in the neighborhood for house
heating.* Similarly, utility gas was used by 55.4 percent
of the households for cooking; and utility gas was used by
82.3 percent of the households for water heating.

Heating and Cooling of Housing Units (Table H-2)

Data on type of heating systems in the neighborhood indicate
that 93.6 percent of the year-round housing units in
Keystone-Kessler Neighborhood had central heating systems
and 73.3 percent had air-conditioning.¥*

Kitchen Facilities, Telephones, and Vehicles (Table H-2)

In Keystone-Kessler Neighborhood, 99.6 percent of the
year-round housing units had complete kitchen facilities.*
Data from the 1980 census show that 95.3 percent of the
households in the neighborhood had telephones available in
the housing units.* At least one vehicle was available for
use by household members in 92.3 percent of the households.*

Length of Time in Unit (Table H-2)
The statistics for this neighborhood indicate that in
Keystone- Kessler Neighborhood 31.0 percent of all

householders had lived in their housing units 10 years or
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more, Census data also show that for the neighborhood 11.5
percent of the owners and 42.5 percent of the renters moved
into their units in the 15 months preceding the census.¥*

Value, Mortgages, and Monthly Costs (Tables H-1 and H—4)

Financial data for Keystone-Kessler Neighborhood show that
the median value for specified owner-occupied homes (i.e.,
one-family houses on less than 10 acres without a commercial
establishment or medical office on the property) was $30,800
as compared to $26,800 for the NPA as a whole. The median
contract rent paid for rental housing units in the
neighborhood was $188 as compared to $150 for the NPA.

Within this neighborhood, 67.5 percent of the specified
owner-occupied housing units were mortgaged, and 32.5
percent were not mortgaged.* The median selected-monthly-
owner housing costs for neighborhood units with a mortgage
was $274 and $113 for units not mortgaged.* Selected
monthly owner housing costs are the sum of mortgage
payments, real estate taxes, property insurance, and
utilities.

Data for rental units showed that for the specified
renter-occupied housing units in Keystone-Kessler Neighbor-
hood (i.e., renter-occupied housing except one-family houses
on 10 or more acres), the median gross rent was $233. Gross
rent is the contract rent plus the estimated average monthly
cost of utilities (fuels and water).

We hope the preceding profile is helpful to you in your analysis
of the neighborhood. Please refer to the data tables for
further information on these and related subjects. The text in
the printed booklet will provide you with explanations and
definitions of various terms used in this profile and in the
tables.
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APPENDIX C



'GENERAL DEMOGRAPHICS FOR FAMILIES AND HOUSEHOLDS
IN KEYSTONE-KESSLER

MARITAL STATUS BY SEX, PERSONS 15 YEARS AND OVER

Male
Single ‘ 1,100
Married, not separated 2,093
Separated 59
Widowed 118
Divorced 364
Female
Single 1,217
Married, not separated 2,095
Separated 95
Widowed 777

Divorced 551

PERSONS IN FAMILIES AND HOUSEHOLDS

Total Persons 10,355
In Family Households
Householder : 2,689
Spouse 2,054
Other Relative 3,090
Nonrelative 112
In Nonfamily Households
'Male Householder 707
Female Householder : 1,215
Nonrelative ‘ 367
In Group Quarters
Inmate of Institution 48
Other ‘ 73
PERSONS UNDER 18 YEARS 2,279
In Households
Householder or Spouse ‘ v 2
Own Children of Householder
In Couple Family 1,533
In Other Family 586
Other Relative 121
Nonrelative 34
In Group Quarters
Inmate of Institution 1
Other 0

Cc2.



RELATED CHILDREN

Under 5 years
5-17 years

PERSONS 65 YEARS AND OVER

In Family Households
Householder
Spouse
Other Relative
Nonrelative

In Nonfamily Households
Male Householder
Female Householder
Nonrelative

In Group Quarters
Inmate of Institution
Other

HOUSEHOLD TYPES

Total Households

One Person Households
Male Householder
Female Householder

Two or more person Households

Family Households

Married-Couple Family
M/No Wife Present
F/No Husband Present

Nonfamily Households
Male Householder

Female Householder

HOUSEHOLDS WITH ONE OR MORE PERSONS UNDER 18 YEARS

Married-Couple Family
Other Family
M/No Wife Present
F/No Wife Present
Nonfamily Households

HOUSEHOLDS WITH ONE OR MORE PERSONS 60 YEARS AND OVER

One Person Households

Two or More Person Households

Family Households
Nonfamily Households

2,240
728
1,512

1,720

542
343
102

96
574
17

42

4,611

513
1,092

2,054
123
512
194
123

1,198
825

52
305

1,631
773

827



HOUSEHOLDS WITH ONE OR MORE PERSONS 65 YEARS AND OVER 1,304

One Person Households 653

Two or More Person Households
Family Households 629
Nonfamily Households 22
HOUSEHOLDS WITH ONE OR MORE NONRELATIVES PRESENT 410
PERSONS PER HOUSEHOLD 2.22
PERSONS PER FAMILY 3.02

EMPLOYED PERSONS 16 YEARS AND OVER BY INDUSTRY

Agriculture, Forestry, Fisheries, Mining 33
Construction 259
Manufacturing

Nondurable Goods 292

Durable Goods ’ 525
Transportation 229
Communications and Other Utilities 146
Wholesale Trade 296
Retail Trade 1,032
Finance, Insurance, Real Estate 422
Business, Repair Services 301
Personal, Entertainment, Recreational Services 243
Professional Services

Health Services 587

Educational Services 403

Other Professional 295
Public Administration 294

EMPLOYED PERSONS 16 YEARS AND OVER BY OCCUPATION

Managerial and Professional Specialty Occupations

Executive, Administrative, Managerial 537

Professional 1,024
Technical, Sales and Administrative Support

Technicians 205

Sales 763

Admin. Support, Clerical 1,119
Service

Private Household 35

Protective Service 51

Other Service 614
Farming, Forestry, Fishing 31
Precision Production, Crafts and Repair 547

C4.



Operators, Fabricators, Laborers, Machine Operator

Assembler 401
Trans., Material Moving ‘ 164
Handlers, Equipment Cleaners, Helpers, Laborers 166

CLASS OF WORKERS FOR WORKERS 16 YEARS AND OVER

Private Wage and Salary 4,233
Federsl Government ' 241
State Government 310
Local Government’ 357
Self-Employed ‘ ‘ 201
Unpaid Family 15

CIVILIANS 16 YEARS AND OVER BY VETERAN STATUS

Male
Veteran 1,167
Nonveteran 2,503
Female
Veteran 68
Ncnveteran 4 4,588

VETERANS 16 YEARS AND OQVER BY PERIOD OF SERVICE

May 1975 or Later Only 39
Vietnam Era 428
Korean Conflict 139
World War 1II 468
World War I 31
Other 130

LABOR FORCE STATUS OF PERSONS 16 YEARS AND OVER BY RACE AND SEX

WHITE
Males in Labor Force
Armed Forces 5
Civilian Labor Force
Employed 2,228
Unemployed 97
Males not in Labor Force 572

Females in Labor Force

Armed Forces 7
Civilian Labor Force
Employed 1,937
Unemployed - 52
Females not in Labor Force 1,727
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BLACK
Males in Labor Force
Armed Forces
Civilian Labor Force
Employed
Unemployed

Males not in Labor Force

Females in Labor Force
Armed Forces
Civilian Labor Force

Employed
Unemployed
Females not in Labor

PERSONS 16 YEARS AND OVER WHO

Force

WERE EMPLOYED IN 1979

Male
In Labor Force and Worked
With Unemployment
No Unemployment
Did Not Work ‘
Not in Labor Force

Female ,
In Labor Force and Worked
With Unemployment
No Unemployment
Did Not Work
Not in Labor Force

PERSONS 16 YEARS AND OVER WHO

in 1979

in 1979

WERE UNEMPLOYED IN 1979

TOTAL

Male

Female

White
Male

‘ Female

Black
Male
Female

Cé6.

10
515

155

569
215

525
2,486

1,659

471
2,469
64
1,659

573
535

434
373

139
155



KEYSTONE-KESSLER DATA SUMMARY

Population

Census \ Spanish % %
Tract Total White Black Origin White Black
Marion ;

County 765,233 601,092 155,310 6,818 78.6 20.3
Washington ‘

Township 129,008 96,912 30,528 926 75.1 23.7
3217 4,476 4,229 193 42 94.5 4.3
3224 3,659 2,322 1,306 26 63.5 35.7
3225 2,220 1,278 911 31 57.6 41.0
Keystone-

Kessler 10,355 7,829 2,410 99 76.0 23.0

Housing (Occupied)

‘ Total ‘

Census Hsg./ % *7 *7

Tract Total Owner Renter Vacancy Owner Renter

Marion

County 285,092 168,539 116,553 309,393/ 59.1 40.9
7.9

Washington

Township 51,696 30,824 20,872 54,811/ 59.6 40.4
5.7

3217 2,004 1,502 502 2,040/ 75.0 25.0
1.8

3224 1,629 948 681 1,741/ 58.2 41.8
6.4

3225 978 383 595 1,043/ 39.2 60.8
6.2

Keystone-.

Kessler 4,611 2,833 1,778 4,284/ 61.0 39.0
4.0

*Percentages computed from occupied housing totals

C7.



Age

Census Tract Average
Marion County 33.2
Washington ‘

Township 35,7
3217 37.2
3224 35.1
3225 36.8
Keystone-

Kessler 36.4
Sex

Census Tract Male
Marion County 364,199
Washington

Township 60,323
3217 2,113
3224 1,661
3225 904
Keystone-

Kessler 4,678
Income

Census Tract

Marion County
Washington
Township
3217

3224

3225
Keystone-
Kessler

Marion County
Washington
Township
3217

3224

3225
Keystone-
Kessler

0 - 18,
244,042
35,265
455
910
666

2,531

Female
401,034
68,685
2,363
1,998
1,316

5,677

19 - 64 65 +
441,893 79,298
77,125 16,618
2,809 712
2,179 570
1,116 438
6,104 1,720
% Male % Female
48.0 52.0
47.0 53.0
47.0 53,0
45.0 55.0
41.0 59.0
45.0 55.0

Mean Family

In

come -

$25,021

$33,701
$22,910
$16,454
$14,330

White

Mean Family
Income -

Black

$17,710

$22,036
$23,973
$19,615
$16,194

$18,538 (Black and White)

Mean Household Income

$20,445
$26,007

- $20,069

$15,007
$13,202

$16,092
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BUILDING CONDITION RATINGS

The survey of building conditions conducted for this plan used
the following categories as guides for an exterior rating. This
is not meant to be an architectural assessment, but a general
visual estimate of relative building conditions present in the
neighborhood.

SOUND
-- Satisfactory or needs "handy man" operations.

-- A primary structure that is adequate for its use or could be
made so with a few relatively simple maintenance activities,
such as paint with little preparation or patching.

MINOR DETERIORATION

-—- Some lack of maintenance resulting in deterioration of the
building.

-- A primary structure that appears structurally stable, yet
requires maintenance involving more considerable time,
effort and materials, such as paint with extensive prepar-
ation, doors or windows in a dilapidated condition, gutters
in need of replacement or repair.

MAJOR DETERIORATION
-~ Hazardous neglect of the structure.

-- A primary structure that requires structural correction and/
or replacement of surface materials. Examples are: settl-
ing or crumbling foundations; leaning walls or chimneys;
sagging of roof; extensive rotting of wood; loose masonry;
doors or windows missing; minor fire damage.

SUBSTANDARD

—~—- Beyond repair.

-- A primary structure not fit for use due to structural deteri-
oration, (e.g., section of wall or roof missing, extensive

fire damage, more than one major structural deterioration
factor.)

E2.



KEYSTONE-KESSLER NEIGHBORHOOD PLAN

BUILDING CONDITIONS SPRVEY

Total (approx.) number of buildings in:

Subarea 1. (38th Street
Subarea 2. (46th Street
Subarea 3. (52nd Street
Subarea 4. (56th Street

Neighborhood Total .

to
to
to
to

46th Street) .
52nd Street) .
56th Street) .
Kessler Blvd.)

e o o o

Building Condition Category Breakdown by Subarea:

Subarea 1 (38th Street to

Sound

Minor Deterioration
Major Deterioration
Substandard

Subarea 2 (46th Street to

Sound |

Minor Deterioration
Major Deterioration
Substandard

Subarea 3 (52nd Street to

Sound

Minor Deterioration
Major Deterioration
Substandard

Subarea 4 (56th Street to

Sound

Minor Deterioration
Major Deterioration
Substandard

NEIGHBORHOOD TOTALS

Sound

Minor Deterioration
Major Deterioration
Substandard

46th Street)

52nd Street)

56th Street)

Kessler Blvd.)

E3.

3907 bldgs.

# &
498 60.1%
302 36.47%
.29 3.5%

0 0.07%
1080 81.17%
231 17.3%
17 1.3%
4 0.3%
516 97.37%
12 2.3%
2 0.47%
0 0.0%
1190 97.9%
25 2.0%

1 0.08%
0 0.0%
3284 84.07%
570 14.67%
49 1.3%
4 0.1%
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Keystone-Kessler Neighborhood Plan
Recent Traffic Counts for

Primary and Secondary Arterial Thoroughfares
in the Keystone-Kessler Neighborhood

Primary Arterials

From College Avenue
East to Keystone Avenue

1. Kessler Boulevard -
(17,754 - 1984 count)
Dropped since 1982

2. 46th Street -
(11,095 - 1984 count)
Dropped since 1981

From College Avenue
East to Keystone Avenue

3. 38th Street -
(25,246 -~ 1984 count)
Dropped since 1981

From College Avenue
East to Fall Creek Pkwy.

4, Fall Creek Parkway
a. (33,178 - 1983 count) -
Increased since 1981 :

From 38th Street
Northeast to 42nd Street

b.

(32,475 - 1983 count)
Increased since 1981

Keystone Avenue

From 42nd Street
NE to Keystone Ave.

a. (30,322 - 1983 count) From Fall Creek Pkwy.
Increased since 1981 North to 46th Street
b. (31,168 - 1983 count) From 46th Street
Dropped since 1981 North to 52nd Street
c. (30,178 - 1983 count) From 52nd Street
Dropped since 1981 North to 56th Street
d. (30,662 - 1983 count) From 56th Street

Dropped since 1981

Secondary Arterials

1'

52nd Street

North to Kessler Blvd.

From College Avenue

(10,953 - 1984 count)
Increased since 1982

East to Keystone Ave.

*Traffic counts for each thoroughfare segment are for a 24 hour
period--unadjusted.
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KEYSTONE-KESSLER NEIGHBORHOOD PLAN

REZONINGS 1970 - 1977

10.

11.

Location

Block bounded by Kessler
Blvd., Norwaldo Ave.,
Northgate St., Crittendon
Avenue.

Vacant Parcel
South of 56th Street

Vacant Parcel
North of 54th Street

Large vacant area
(Undeveloped marsh area)

Three properties at
intersection of 52nd St.
and Evanston Ave., north
side.

Entire State Fair Grounds

54th Street, north side
lots on both sides of
alley between Hillside
Ave. and two properties
west of Keystone Avenue.

44th Street, south side
2nd-~7th lot west of
Keystone Ave. and Clay
St., north side, 3rd-
5th lot west of Keystone
Avenue.

Vacant area north of
State School for the
Deaf.

48th Street, south side
2 properties east of the
Monon Track.

Land bounded by Fall
Creek Parkway, Fall
Creek, Keystone Ave.,
and the railroad track.

Case

70-2-52

70-Z-54
70-Z2-55
70-2-56

71-Z2-84

71-Z-106

71-7Z-194

71-Z2-224

72-7Z-55
- 72-2-67

74-7Z-84

H2.

Former
Zoning - Zoning
D5 SU1
D4 C3
D4 c1
D4 D611
D7 C5
D5 SuU9
D4 C3
120 C5
D5 Su2
D5 SU18
D5 PKII
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